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I. REQUEST and REVIEW PROCESS 
 
The applicant requests Design Review approval and a Threshold Determination under the State 
Environmental Policy Act (SEPA) to develop a mixed-use office building on Block 12 of The 
Spring District Master Development Plan (“MDP”).1 The proposed building is conceived as a 
“hub” of activity and productivity for the emerging Spring District neighborhood.  The total 
square footage of the proposed structure is 26,613 gross square feet. The building will have 
three-part functionality which includes 2,301 square feet of micro-brewery production, 4,271 
square feet of restaurant/pub space and 17,233 square feet of office space.  Parking for all 
three uses will be located off-site in a below grade garage on the adjacent Tract K public park 
site, which is directly north of the subject site.  Review of improvements to Tract K are occurring 
under separate review. The total site area for the building and associated improvements is 0.4 
acres.  Other site improvements will include site utilities, landscaping, sidewalks, and 
pedestrian/bicycle amenities. 
 

The Spring District 
Project Site within Master Development Plan Boundary 

 

 

                                                 
1 The MDP was affirmed on appeal by the Hearing Examiner on October 8, 2012.  Development Services File 
reference 11-125943-LP; Hearing Examiner File reference: AAD 12-41. 



The Spring District Block 12 – Brew Pub  
15-121179-LD 
Page 4 of 61 

 

 

A. Site Design 
The Spring District MDP: 
The project site is part of Phase 1B of The Spring District MDP and includes building 
improvements on Parcel 12.  Phase 1B of The Spring District MDP includes the development of 
the Phase 2 Residential project on Parcels 22 and 23, the Global Innovation Exchange (GIX) 
building on Parcel 14, and the development of the Brewpub on Parcel 12.  
 

The Spring District MDP Phasing Plan (Amended January, 2017) 
 

 
 
The applicant recorded a Binding Site Plan (September 26, 2017, King County Recording 
Number 20170926000625) which allows for flexibility in site development, including building 
location, shared open space, and shared parking.   
 
Project Site: 
The project site is generally flat and mostly rectangular, measuring approximately 122-feet from 
east to west and approximately 167-feet from north to south.  The site is bordered by NE District 
Way (public) to the south and 122nd Avenue NE (private) to the east.  An existing park is located 
to the west (Tract C) and a proposed park is to be located north (Tract K) of the site.  Vehicular 
access is not proposed, as no below grade parking garage or surface parking lot is proposed as 
part of this application.  Parking for the uses is to be allocated within a below grade parking 
garage on Tract K of the Spring District, north of the subject site.  A loading dock accessible via 
122nd Avenue NE, is proposed for the development to allow for general loading needs and for 
refuse/recycling pick up.   
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The primary pedestrian entrance to the building will be from the corner of NE District Way and 
122nd Avenue NE.  Secondary entrances are located along 122nd Avenue NE and through the 
proposed outdoor beer garden located on the west side of the building, and adjacent to the 
existing park space.   
 
The proposed project retains existing 6-foot wide sidewalks plus 5-foot wide planting areas or 
tree wells along NE District Way and 122st Avenue NE.  On-street parking and other streetscape 
features will be maintained consistent with the Bel-Red Street Design Guidelines. 
 

Project Area 
 

 
 
B.  Building Design – Office/Brew Pub  
 
The proposed structure will contain three levels, with the ground level comprised of the 
brewery/pub function and a restaurant space.  An outdoor beer garden and restaurant patio 
area are also proposed at the ground level on the west side of the structure.  The upper two 
levels of the building are proposed as general office space, with a small rooftop deck proposed 
on level three.  A loading dock is proposed in the northeast corner of the building for general 
loading needs and refuse/recycling pick up.   
 
The small size of the building, relative to the existing and potential built environment 
surrounding the site, combined with its park-side location result in a design that is highly 
functional without any discernable “back” of house area for service, loading and deliveries.  
Visitors may approach the building from all four sides, and therefore it is particularly important 
that the project provide pedestrian wayfinding and vibrant urban streetscapes to clearly mark 
the entrances to the three distinct functions within the building.  The use of materials and 
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massing shifts, when viewed from afar, combined with finely detailed materials, colors and 
textures provide additional cues about where to enter the structure.   
 
The building is broken down into three building masses which correspond to the internal 
programming.   
 

1. Office uses occur within a single discernable building mass that comprises levels 2 and 
3.  Window sills are set low, below desk height so that seated office workers can have a 
view down to the sidewalk.  Window heads are also set high, just below the ceiling 
framing to allow natural light into the office floor plates.   

 
2. The brewery is in a high-bay space on the north side of the site, which places the 

manufacturing use and its associated loading and service deliveries away from the front 
of the building (NE District Way).  The high ceiling design provides for flexibility and 
adaptability in brewing operations while also identifying the brewery use as a distinct 
form within a mixed-use building. 

 
3. The restaurant is placed prominently within the building, fronting NE District Way and the 

adjacent park space to the west.  Its primary entrance faces the corner of NE District 
Way and 122nd Avenue NE so that it is highly visible to the neighborhood from the east, 
and from the residential developments to the south.  Roll-up garage doors front the 
western elevation of the building, adjacent to the park, allowing the ground level façade 
to open up to the adjacent outdoor elements.  The restaurant also has a secondary entry 
on the north side, allowing patrons to visit the beer garden shared with the brewery.  

 
Where the three building masses intersect, the main building lobbies occur, which are further 
distinguished by recesses in the building where soffits are finished with reclaimed lumber, and 
the concrete base reaches out from the walls to form building integrated benches.  The ground 
floor lobby is shared between the office, brewery and restaurant/pub uses.  
 
Weather protection is designed to be integrated into the building façade along NE District Way, 
122nd Avenue NE and the adjacent park space to the west.  Mechanical systems are 
consolidated on the rooftop and screened from the side and above.  In addition, large glass and 
metal rolling doors will help to screen the loading dock area from the streetscape. 
 
Building Materials: 
Materials have been chosen specifically to address durability, the human-scale, and forms that 
are reflective of the building process.  A molded, iron washed clinker brick is intended for the 
piers and pilasters of the ground floor façade of the restaurant/brew pub.  Corrugated metal 
siding with a tight wale and vintage type finish is intended for the office doors.  Finished, ground 
face concrete block with flush joints is used for the brewery, reflecting the utilitarian nature of the 
use within the building, while providing a slight level of refinement to the façade.  Every fifth 
course, a row of 4” block with weathered horizontal joints and flush vertical joints provides a 
slight shadow line, adding visual interest and referencing the texture of the office siding.  
Windows are intended to be black metal with integrated rolled steel shapes painted to match.  A 
cast in place concrete base anchors the building to the site, while reclaimed lumber forms the 
soffits and benches, providing a warm and welcoming entry to the building. Dark orange 
retractable fabric canopies are proposed along the southern and western facades to frame and 
identify the brewery and restaurant spaces.  Refer to Section XI for Condition of Approval 
regarding Removable Canopy Design.  
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Birdseye Perspective – Corner of NE District Way & 122nd Avenue NE (Main Entrance) 

 

 
 

Birdseye Perspective – Beer Garden and Adjacent Park (Tract C) to the West 
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C.  Design Intent 
The proposed project was designed to meet the requirements of the approved Spring District 
MDP and advance the goals of the adopted Bel-Red Subarea Plan.  The subject site lies near 
the southern edge of the Spring District MDP property, directly north of the Phase 2 Residential 
project located across NE District Way to the south, and east of an existing park space (Tract C) 
to the west.  The GIX university/office building is located east of the site, across 122nd Avenue 
NE.  A proposed park (Tract K) will be located north of the site, which is currently in review with 
the City.  
 
As stated in the Spring District MDP staff report (page 5 of 74), The Spring District goals are as 
follows: 
 

• Developing a new urban community composed of high quality regional business, 
commercial, retail, residential, and open spaces that are achieved with compact and 
sustainable urban growth. 

 
• Establishing neighborhood identity. 
 
• Creating a world class project that is a catalyst for new development throughout The 

Spring District and the Bel-Red Corridor in order to help develop a vibrant new 
district with a diversified economic base. 

 
• Creating a project that is complementary to Downtown Bellevue. 
 
• Creating a new business environment that is flexible for future market demands and 

achieves an economically sustainable future. 
 
• Providing vibrant new parks, plazas, and open spaces that are environmentally 

responsive and encourage social interaction. 
 
The proposed office/brew pub building will establish the first brewery/restaurant use within the 
Spring District, which further diversifies the mix of uses within this emerging neighborhood.  As 
the brewery and restaurant uses are located within the ground level of the building, this will 
further activate the pedestrian realm along NE District Way and provide activation into the 
adjacent park spaces to the west and north.  The project also provides two levels of office use, 
which will complement the existing uses within The Spring District MDP i.e. educational, retail, 
residential and office uses.   
 
The proposed streetscape along NE District Way and 122nd Avenue NE were previously 
installed by the master developer.  However, the sidewalk along 122nd Avenue NE will need to 
be widened to meet the minimum 6-foot width required by the code as part of this project.    
 
The proposed outdoor courtyard/beer garden along the west side of the building has been 
designed to complement the microbrewery/restaurant uses within the building, as well as the 
adjacent public park spaces to the west and north of the site.  Large roll-up garage doors will 
open out toward this outdoor space, allowing for the outside to come into the building at this 
level where brewery operations are located.     
 
Pedestrian connections will be established around the building and will also be located on the 
adjacent public park spaces to the north and west of the site, allowing for full access from 122nd 
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Avenue NE, through the proposed park to the north, and over to the existing park area to the 
west, and then north to the future light rail station.   
 
D. Review Processes 
Design Review applications are Process II applications (LUC 20.35.200) with an 
administrative decision by the Director of Development Services (LUC 20.30V).  The SEPA 
Determination is also a Process II decision with an administrative decision by the 
Environmental Coordinator.  Appeals are heard and decided by the Hearing Examiner for 
Process II applications. 
 
Any modification to this Design Review approval shall be either processed as a Land Use 
Exemption to this decision or as a new Design Review decision per LUC 20.30.175.F. The 
applicant shall demonstrate compliance with the Land Use Code consistent with the Governing 
Regulations section of the Development Agreement.  Any modification of the project design 
must be reviewed for consistency with the design intent as stated in this report. Conditions of 
Approval run for the life of the project. Refer to Section XI for Condition of Approval 
regarding Modification to the Design Review Plans.  
 
II. SITE DESCRIPTION, CONTEXT AND ZONING 

 
A. Site Description 
 
The proposal site consists of approximately 0.4 acres of the entire 36-acre Spring District 
Master Development Plan.  The MDP is located within the southwestern portion of the City’s 
Bel-Red Corridor, east of downtown, approximately ½ mile east of Interstate 405 and 1/3 mile 
south of State Route 520. The Spring District is bounded by 120th Avenue NE, NE 12th Street, 
and 124th Avenue NE.  The proposal site for this application is located within The Spring District 
Phase 1B, which is directly north of the southern central portion of The Spring District boundary, 
corresponding to parcel 12. 

Vicinity Map 
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Binding Site Plan 
Parcel 12 of Spring District MDP 

 

 

 

The subject site is generally flat and is currently unimproved, as the pre-existing structures were 
demolished as part of The Spring District MDP site infrastructure permit.  The site is currently 
unimproved and was previously used as a temporary nursery of plants and trees for installation 
throughout the Spring District as projects were constructed.     

 

North of The Spring District is the existing Safeway Ice Cream and Milk production buildings.  
Coca-Cola is located to the east, across 124th Avenue NE.  The Safeway/Albertsons main 
distribution office is located southeast of the subject site.  Office and light industrial uses are 
located to the northeast and west of the MDP.  Retail uses are located south of NE 12th Street.  
The Lake Bellevue neighborhood (restaurants, retail, office, multi-family uses) is located to the 
southwest of the MDP.  Residential neighborhoods (Wilburton Subarea) are located to the south 
and southeast of the site. 

 

The subject site is primarily located within the Bel-Red-Office/Residential-1 (BR-OR-1) land use 
district; however, as shown in the graphic below, a small corner of the southwest boundary of 
the property is located within the Bel-Red-Office/Residential-2 (BR-OR-2) land use district.  The 
site has a Comprehensive Plan Designation of both Bel-Red-Office/Residential-1 and Bel-Red-
Office/Residential-2 and is located within the Bel-Red Subarea. 
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Adjacent development and zoning are as follows: 

North: REI Headquarters, Remainder of The Spring District (BR-OR-1) and 
Safeway Ice Cream/Milk Plant (BR-OR-1 and BR-OR-2). 

South/Southwest: Multi-Family Residential (BR-OR-1 and BR-OR-2). 

West: Existing Park and Multi-Family Residential (BR-OR-2). 

East: Global Innovation Exchange (GIX) (BR-OR-1 and BR-OR-2)). 
 

Zoning Map 

 
 

 
B. Site Context  
 
In 2009, the City completed its rezone of the entire Bel-Red Subarea and executed a 
Development Agreement with The Spring District to be implemented through a new Master 
Development Plan for the property.  The current Design Review application is the sixth 
application associated with the 2012-approved Spring District Master Development Plan. 
 
The Spring District MDP was approved as a catalyst project in the Bel-Red Corridor per LUC 
20.25D.035.  This project is a portion of the overall MDP proposal.  Through a long planning 
process, the city created a framework to transform the Bel-Red Corridor to meet the city’s future 
residential and economic needs.  This proposal is the sixth development proposal within The 
Spring District and reviewed under the City’s adopted Bel-Red Subarea Plan and related 
development regulations.  
 
Wright Runstad & Company has received land use approval to develop office buildings on 
Parcels 16 and 24, east of the subject site and adjacent to 124th Avenue NE.  The GIX building 
is located directly east of the site and is a joint venture between the University of Washington 
and Tsinghua University in China that will provide a unique university and maker’s lab to this 
emerging neighborhood.  Security Properties has completed a 300-unit residential mixed-use 
development southwest of the site and is currently constructing a 279-unit residential mixed-use 



The Spring District Block 12 – Brew Pub  
15-121179-LD 
Page 12 of 61 

 

 

development directly south of the site.  AMLI is currently constructing a 204-unit residential 
mixed-use development west of the site.  Recreational Equipment, Inc. (REI) is currently 
constructing a new headquarters facility north of the proposal.   
 
C.  Site History 
 
Beginning in the 1910s, The Spring District property and adjacent areas contained several 
single-family homes with the balance of the land being used for agricultural purposes. Beginning 
in the 1950s, Safeway Inc. substantially graded the site to flatten it and facilitate development of 
distribution and processing plants.  Additions and improvements to the warehouses continued 
into the 1970s.  In 2005, Safeway relocated much of their operation to a new plant in Auburn, 
WA.  Also in 2005, the City began a process to rezone the 900-acre Bel-Red corridor from 
industrial to mixed-use.  In 2007, Wright Runstad & Company in partnership with Shorenstein 
Properties purchased 36 acres of surplus Safeway land located around the future 122nd 
development node.   
 
III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 

 
A. General Provisions of the Land Use Code 
The site is located in the Bel-Red Land Use district.  As such, the proposal is subject to the 
Development Agreement (signed July 10, 2009 and recorded September 11, 2009) and the 
following Bel-Red requirements of Land Use Code 20.25D: 

• Design Review LUC 20.25D.140 
• Catalyst Project LUC 20.25D.035 
• Bel Red Dimensional Requirements LUC 20.25D.080 
• Bel Red FAR Amenity Incentive System LUC 20.25D.090 
• Bel Red Landscape Development Standards LUC 20.25D.110 
• Bel Red Parking, Circulation and Internal Walkway Requirements LUC 20.25D.120 
• Bicycle Parking LUC 20.25D.120.G 
• Bel Red Development Standards LUC 20.25D.130 
• Bel-Red Street Development Standards LUC 20.25D.140 
• Bel Red Design Guidelines LUC 20.25D.150 
• Bel-Red Corridor Plan (Appendix B of the Transportation Design Manual) 
• The Spring District Master Development Plan File #11-125943-LP, issued October 8, 

2012 by Hearing Examiner 
 

Table 2 
Dimensional Requirements 

 
Item Required Proposed Comments 

Land Use 
Designation 

Bel-Red OR-1 
Bel-Red OR-2 

Bel-Red OR-1 
Bel-Red OR-2 

No Change 
Note: Small corner 
portion of the 
building within BR-
OR-2  

Project Limit No minimum indicated 0.45 acres (19,557 sq. ft.) 

A Binding Site Plan 
Amendment is 
required for the 
reduction in site 
area for the 
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Item Required Proposed Comments 

proposal.  Refer to 
Condition of 
Approval in 
Section XI 
regarding Binding 
Site Plan 
Amendment. 

Permitted 
Land Uses 
Land Use 
Code 
20.25D.070 

Office, Eating and Drinking 
Establishments   

 
Office with ground level restaurant 
and microbrewery component.  
Microbrewery permitted subject to 
Footnote (9) – no more than 50% 
of the total square footage of the 
combined establishment 
(microbrewery/restaurant) 
 
Restaurant = 4,271 SF 
Brewery = 2,301 SF (2,301/6,572= 
35%) 
 

Uses within 
proposed structure 
are compliant with 
Land Use Code 

Building 
Height  
Land Use 
Code 
20.25D.080.A 
 

BR-OR-1 
Base= 45’-0” 
Maximum= 150’-0” 
BR-OR-2 
Base=45’-0” 
Maximum=125’-0” 

                    39’-8” 
(50’ to top of mechanical) 

 

Meets the Land Use 
Code.  

Floor Area 
Ratio (FAR) 
Land Use 
Code  
20.25D.080.A, 
Development 
Agreement, 
Master 
Development 
Plan 
 

Per the Development 
Agreement (DA), 
development across the 
entire MDP shall have a 
minimum 2.5 FAR. Land Use 
Code maximum is 4.0 FAR. 

1.11 FAR 
 

21,618/19,557 

Meets the Land Use 
Code, Development 
Agreement (DA) and 
Master 
Development Plan 
(MDP). (File # 11-
1259943-LP) 
Refer to COA in 
Section XI 
regarding 
Development 
Agreement and 
Master 
Development Plan. 

Total Gross 
Square Feet 
(GSF) 

Phase 1B: Minimum 106,024 
SF designated Office and 
minimum 14,778 SF  
designated as retail 
development within MDP 
(per MDP File #11-125943-
LP and Development 
Agreement & 16-142659-LJ) 

 
Total GSF: 26,613 

 
Office GSF 17,233 

             Restaurant GSF 4,271  
 
           Microbrewery GSF 2,301  
 

Mechanical/Common  
Areas GSF: 2,808 

 

Meets MDP & DA 
for office and retail 
square footage 
within the Phase 1B 
boundary. 
 

Front, Rear & 
Side Setbacks 

 
Front 

 
No setback 
required. Footnote 
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Item Required Proposed Comments 

Land Use 
Code  
20.25D.080.A 
(5) 

0'-0'' (2) NE District Way: 16’-3” from 
property line/back of curb 
 
122nd Avenue NE:  17’-5” from 
property line (11’-0” from back of 
curb) 
 

(2) does not apply, 
however, per 
Footnote (5), a 15’ 
deep stepback is 
incorporated 
 

Rear 
0'-0'' (3) 

 
0’-0” 

No setback 
required.  
Landscaping 
incorporated.  See 
Alternative 
Landscape Option 
(ALO) discussion in 
Section III.C below. 
 

Side 
0'-0'' (3)  

 
0’-0” 

No setback 
required. 
Landscaping 
incorporated.  See 
ALO discussion in 
Section III.C below.  
 

Façade 
Setbacks 
Upper Level 
Land Use 
Code 
20.25D.080.A 

 
(5) A building façade on any 
street identified as a 
Required Sidewalk-Oriented 
Development pursuant to 
LUC 20.25D.130.C shall 
incorporate a 15-foot deep 
stepback in that façade at a 
height no more than 40 feet 
above the average finished 
grade along that façade. 

The building is subject to this 
provision on NE District Way.  The 
proposed building height is 39’-8”.  
The building incorporates a 15-foot 
deep stepback at the roof level so 
that the mechanical penthouse is 
not located at the roof edge.  

Meets the Land Use 
Code 

Maximum 
Impervious 
Surface 
Area/Lot 
Coverage 
Land Use 
Code  
20.25D.080.A 

Maximum 75% * 

99.5%* 
(19,452 sq. ft. or 0.45 acres) 

 
Cumulative = 72.6% 

Maximum 
impervious 
surface/lot coverage 
shall not exceed 
75%, MDP wide.  
See attachment H. 
Refer to COA in 
Section XI 
regarding 
Maximum 
Impervious 
Surface/Lot 
Coverage. 
 

Street 
frontage and 
Sidewalk 
Width 

Street frontage required for 
local streets (street trees, 5' 
planter strip).  
Minimum 6' sidewalk. 
 

Site landscaping provided per 
Land Use Code 20.25D.110 for 
local streets (street trees, 5' planter 
strip). This work, including street 
trees, has been constructed 

Meets the Land Use 
Code 
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Item Required Proposed Comments 

Land Use 
Code 
20.25D.110 

 
 

independently as part of the MDP 
site infrastructure permit by Wright-
Runstad, # 13-104267-GD. 
 
Note: Sidewalk improvements on 
122nd Avenue NE are necessary to 
widen the sidewalk to the required 
6-foot minimum width. 
 
 

Street Tree 
Caliper and 
Species 

Village Green Zelkova, 
minimum 2.5” caliper or 
Greenspire Linden -  Tilia 
cordata “Greenspire” 

122nd Avenue NE: Greenspire 
Linden – Tilia cordata “Greenspire” 
– 3” caliper (installed) 
 
NE District Way: Village Green 
Zelkova – 3” caliper (installed) 

Meets the Land Use 
Code. Landscape 
assurance devices 
will be required.   
Refer to COA’s in 
Section XI 
regarding 
Landscape 
Installation and 
Maintenance 
Assurance 
Devices.  
 

 
* Under the MDP, a site may exceed the 75% impervious surface/lot coverage maximum, so long as the overall 
impervious surface/lot coverage MDP area wide does not exceed 75%.  Cumulative for Phase 1&2 Residential, GIX, 
Block 16 & 24, and park on Tract C equates to 70.8% impervious surface/lot coverage. 

 
Table 3 

Parking and Loading 

 
Item Minimum Required Maximum 

Required 
Proposed Comments 

Parking  
LUC 20.25D.120.B.2 
 

   

Parking and 
bicycle racks are 
shared for all 
uses on Tract K 
Refer to COA’s 
in Section XI 
regarding Tract 
K Parking 
Garage and 
Shared Parking 
Agreements. 

Office Parking 

 
 
16,158/1,000 NSF x 
2.0 = 32 Stalls 
 

 
16,158/1,000 NSF 
x 3.0 = 48 Stalls 

    
29 Stalls  
Parking may 
be reduced 
by 10% per 
LUC 
20.20.590.I 
 

Meets the Land 
Use Code  
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Item Minimum Required Maximum 
Required 

Proposed Comments 

Restaurant Parking 
4,271 NSF/1000 
NSF x 5.0 min = 22 
stalls 

4,271 NSF/1000 
NSF x 15 max = 64 

 
20 Stalls 

Parking may 
be reduced 
by 10% per 

LUC 
20.20.590.I 

 

Meets the Land 
Use Code 

 
Industrial/Microbrewery 
Manufacturing  
 

 
Unspecified Use 

 
Unspecified Use 

Per parking 
memo 
submitted by 
applicant, 
ranges from 
2-4 stalls 

 
Per LUC 
20.25D.120.H, 
Microbrewery 
manufacturing is 
considered an 
unspecified use – 
see Attachment F 
for parking 
analysis prepared 
by Parametrix 
 

Public Park (Tract K) Unspecified Use Unspecified Use 

Per parking 
memo, 0 
stalls are 
required 

Per LUC 
20.25D.120.H, a 
public park is 
considered an 
unspecified use – 
See Attachment F 
for parking 
analysis prepared 
by Parametrix 

Total Parking 
Note: Considers Office, 
Restaurant, Microbrewery 
and Public Park 

Minimum required = 
56 stalls 

Maximum required 
= 116 stalls 

Total 
Provided = 
50 stalls* 

All parking 
located within 
below grade 
parking garage on 
adjacent Tract K.  

Bicycle Parking 
LUC 20.25D.120.G 

Minimum required for 
office/restaurant/ 
microbrewery = 0  

Not Applicable 

 
Total 

Provided = 4 
racks located 
on 122nd Ave 

NE. 
 

Note:  
Additional 
bike racks 
are located 
within the 

two adjacent 
parks, Tract 
C and Tract 

K.  
 

 
Bicycle parking 
not required as 
uses do not meet 
square footage 
threshold 
requirements for 
ratio. 
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Item Minimum Required Maximum 
Required 

Proposed Comments 

Loading Area 

 
Required on-site, 
which can access a 
public street.  10’ 
wide by 55’ long. 
 

Not Applicable 9’-6” x 33’-4” 

Loading area 
provided on-site, 
adjacent to 122nd 
Avenue NE, a 
private street.  
See section A 
below, for 
Loading 
discussion. 

 
Table 4 

Recycling and Solid Waste Collection Areas 
Based upon Gross Square Feet (GSF) 

 

Item Required Proposed Comments 

Recycling and Solid 
Waste Collection Areas 
LUC 20.20.725  
 
 

Office = 2 SF per 1,000  
GSF 
17,233 Office = 34.5 SF 
 
Restaurant = 5 SF per 
1,000 GSF 
4,271 Restaurant = 
21.4 SF 
 
 
Manufacturing = 3 SF 
per 1,000 GSF 
2,301 Manufacturing = 
6.9 SF 
 
Total = 62.8 SF 
 

259 SF Provided on 
Level 1 in lieu of 62.8 
SF required.  Refuse 
room located within 
loading dock area for 
pick up by Republic 
Services via 122nd 
Avenue NE. 

Meets Land Use Code 
Republic Services has 
approved proposed storage 
and pick up location, see 
Attachment H.    
Refer to Section XI for 
Condition of Approval 
regarding Solid 
Waste/Recycling 
Collection Facilities 
Required. 

 
B.   Other Land Use Code Topics: 

 
1. Parking 

The applicant submitted a parking analysis prepared by Parametrix, dated August 23, 
2018, which indicates that parking for all proposed uses will occur on the adjacent Tract 
K parcel, since providing parking on the subject site is not feasible due to the small size 
of the parcel.  Tract K is currently going through the design review process and is 
proposed to be developed with a public park and a 50-stall below grade parking garage, 
which will be constructed around the same time as the Brew Pub project.   
 
The parking analysis indicates that parking will not be required for the public park itself 
but will be required for the proposed uses within the Brew Pub structure, which will have 
some overlapping hours of operation.  Land Use Code 20.20.590.I allows for shared use 
of parking when a convenient pedestrian connection between the two properties exist, 
the properties are within 1,000 feet of each other, and the availability of parking is 
indicated by directional signs.  Where the uses to be served by shared parking have 
overlapping hours of operation, the owners shall provide parking stalls equal to the total 
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of the individual parking requirements, but can reduce the total by 10% if the following 
are met: 
 

• The parking areas share a property line; 
• A vehicular connection between the lots exist; 
• A convenient, visible pedestrian connection between the lots exist; and 
• The availability of parking for all affected properties is indicted by directional 

signs. 
 

The applicant has indicated that these criteria can be met, based on the shared property 
boundary between the subject site and Tract K.  Prior to establishing the shared use of 
parking, the owner will be required to record a shared parking agreement with King 
County that will be reflected on the titles of both properties.  Refer to Section XI for 
Condition of Approval regarding Shared Parking Agreement.   
 
In addition, because the parking to support the proposed use is located on an adjacent 
site and not on the subject site, the parking to support the proposed use must be 
constructed in order for the use(s) to operate.  Therefore, the adjacent parking garage 
on Tract K will have to be completed prior to temporary certificate of occupancy (TCO) 
for the subject proposal to operate.  Refer to Section XI for Condition of Approval 
regarding Tract K Parking Garage.  If in the event that the subject garage is not 
constructed prior to TCO of this project, the applicant will be required to find an 
alternative location for the required parking to support this development.  
 

2. Loading 
Per LUC 20.20.590.K.4, an off-street loading space is required which can access a 
public street.  The standard requirement for a loading space is 10 feet wide by 55 feet 
long.  However, the Director may reduce the required stall length and maneuvering 
length if the property owner demonstrates that known delivery vehicles can park and 
maneuver within the proposed loading and maneuvering spaces so that no part of a 
vehicle using the loading space projects into a public right of way, access easement or 
private road.   
 
The applicant has indicated that the proposed development will not have significant 
loading needs.  Therefore, they have created one loading dock area accessible via 122nd 
Avenue NE for deliveries to the building, as well as for use by Republic Services to pick 
up refuse and recycling.  The proposed loading bay will be approximately 9’-6” feet wide 
and 33’-4” feet long.  Republic Services has reviewed the proposed design and has 
indicated their acceptance and approval of the reduced loading design based on their 
standards for pick up.  See Attachment H for Republic Services approval letter.    
 
Based on the limited amount of deliveries needed for the proposed uses, the type of 
delivery vehicles that would typically deliver to these uses, and that Republic Services 
can adequately service the building without having to block public right-of-way, the 
reduced loading stall length can be approved.   

 
3. Mechanical Screening 

Mechanical equipment for the building will be clustered on the office rooftop to reduce 
visual clutter and will be screened on all sides and from above with screening that is 
integrated into the design of the building massing.   
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Roof plans submitted for the building permit application shall indicate locations of 
mechanical equipment, including any communication equipment such as satellite dishes. 
The applicant shall demonstrate that screening for rooftop mechanical equipment is 
architecturally integrated with the building. Screening shall be provided so that rooftop 
mechanical equipment is not visible from adjacent streets, public sidewalks, or above. All 
HVAC rooftop equipment shall be consolidated and screened, including painting of 
equipment/screening as necessary. 
 
Power, telephone, traffic control, or other equipment shall not be located in above 
ground cabinets in sidewalk areas.  Such equipment shall be located in underground 
vaults, in a building, or substantially screened per the approval of the Development 
Services Department. 
 
Any at grade grills/grates or panels shall be the minimum size necessary, be ADA 
compliant and flush with the sidewalk or driveway in which it is installed.  Review and 
approval of these locations and grates will be through the building permit review 
process.  Refer to Section XI for Condition of Approval regarding Mechanical 
Equipment Screening.  
 

4. Street-Level Build-to Lines 
Build-to lines occur along select block faces to help establish a continuous “street wall”, 
providing a sense of enclosure and visual interest for pedestrians. The proposed building 
is subject to this provision along NE District Way and is in compliance with the build-to 
lines provisions.  

 
5. Required Sidewalk-Oriented Development 

Sidewalk-oriented development is characterized as ground floor building frontages with 
direct entries from the sidewalk and/or building frontages with a high degree of 
transparency and activating land use.  This increased visual and physical interaction 
between the people inside and outside the buildings results in “eyes on the street” while 
creating a greater degree of safety and a vibrant public realm.  100% of ground floor 
facades shall be transparent glass.  Interruptions shall be limited to 30% of sidewalk-
oriented development.  The proposed building is subject to this provision along NE 
District Way.  The building incorporates a primary building entrance along NE District 
Way and a ground floor façade transparency of 64%.  The proposed building is therefore 
in compliance with the development standards for required sidewalk-oriented 
development.   

 
6. Required On-Street Parking 

On-street parking is required for this development along NE District Way, which has 
been provided by the master developer as part of the construction of the roadway 
infrastructure.  On-street parking is shown along this frontage to comply with this 
provision. 

 
C. Alternative Landscape Option (ALO) 
Per LUC 20.25D.080.A, footnote (3), all rear and side yards shall contain landscaping as 
required by LUC 20.20.520 and LUC 20.25D.110.  The proposed project does not meet the full 
intent of side and rear yard landscaping required by code, due to its unique location adjacent to 
an existing park (Tract C) to the west and a future park (Tract K) to the north, both of which 
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include paved circulation routes adjacent to the proposed structure.  However, the applicant 
intends to incorporate planter boxes along the northern property boundary as part of the outdoor 
beer garden area, which will provide for a pleasant outdoor patio ambiance.  In addition, the 
future Tract K park to the north will also install planter beds on the opposite side of the beer 
garden fence for additional landscape texture.  The western property boundary will not have any 
planter boxes or perimeter landscaping; however, due to the proximity of the existing large 
planter beds and trees within the existing Tract C park adjacent to this project, adequate 
landscaping is already provided to buffer between the two properties, while still allowing for a 
clear and accessible pedestrian connection between the two.  Full compliance with the code to 
install side and rear yard landscaping would result in an overabundance of landscaping and 
reduced pedestrian connections between the two properties.  Refer to Section XI for 
Conditions of Approval regarding Final Landscape Plan, Landscape Installation 
Assurance Device and Landscape Maintenance Assurance Device.  
 
Per LUC 20.20.520. J, the Director may administratively approve a modification of the 
landscaping requirements if: 
 
1. The proposed landscaping represents an equal or better result than that which 

could be achieved by strictly following the requirements of this section. 
 
Utilizing the landscaping provided within the two adjacent public parks spaces (Tract C & K) will 
represent an equal result when compared to strictly following the landscape buffer requirements 
applicable to the rear and side yards.  If the proposal followed the required landscape buffer 
requirements, the buildable area of an already small site would be further reduced, and 
coordination with the adjacent park developments would have been difficult and would result in 
a more segregated development.  Therefore, it is an equal or better result to rely on the 
adjacent park spaces to provide the buffering intent, rather than providing the full landscape 
buffer to the side and rear yards of the subject site.  
 
2. The proposed landscaping complies with the stated purpose of this section.   
 
While the planter box landscaping proposed is minimal, the combined adjacent two park spaces 
will provide an appropriate buffer for the subject property while maintaining adequate pedestrian 
connections north-south and east-west through the block and around the subject site.  Relying 
on the adjacent park spaces to provide buffering still complies with the stated purpose of the 
landscape requirement.  
 
D. Bel Red Design Guidelines 
Per LUC 20.25D.150, each development within a Bel-Red land use district must comply with the 
provisions of the following Bel-Red Subarea Design Guidelines: 
 
Character and Site Guidelines 
 1. Integrate the Natural Environment 
 2. Promote Architectural Compatibility 
 3. Establish and Strengthen Gateways 
 4. Protect and Enhance Surface Water Resources 
 5. Integrate Art 
 
Finding: The existing street frontage incorporates bio-retention cells as part of the 
streetscape planter system, which is part of the larger master development plan stormwater 
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filtration system.  Existing streetscape plantings will continue with the incorporation of street 
trees and shrubs, along with new planter boxes along the northern property boundary.   
 
The design of the building maintains and continues the modern industrial aesthetic of several of 
the adjacent existing buildings, which includes clinker brick, cast in place concrete, corrugated 
metal siding and reclaimed wood accents for warmth. A burnt orange accent color is used for 
the exterior awnings on the southern and western facades to also help bring warmth to the 
overall design of the structure.   
 
The proposed microbrewery and corresponding restaurant/tasting room will continue to enhance 
the Spring District MDP by providing a unique, destination use for the overall development.  The 
design incorporates a larger outdoor courtyard space/beer garden on the west side of the 
development which ties into the adjacent public park spaces to the west and north, resulting in a 
larger outdoor space.  The western elevation will also provide an area for a future artistic 
graphic to be determined by the brewery tenant, while the northern elevation will provide wall 
space for a large outdoor interactive/projector wall for events in the adjacent park space to the 
north.   
 
Pedestrian Emphasis Guidelines 
 1. Define the Pedestrian Environment 
 2. Enhance the Pedestrian System 
 3. Protect Pedestrians from the Elements 
 4. Create a Variety of Successful Outdoor Spaces 
 5. Provide Places for Stopping and Viewing 
 
Finding: The proposed project incorporates a large ground floor commercial space for a 
restaurant that will include unobstructed vision glass into the space.  Burnt orange retractable 
fabric canopies are proposed around the southern and western sides of the building to provide 
both weather protection from the elements, as well as visual interest at the ground level of the 
building.  The western side of the building includes an outdoor patio space for the restaurant, in 
addition to an outdoor beer garden adjacent to the brewery operations.  Flexibility between 
these two outdoor spaces and the adjacent park spaces to the west and north will result in a 
larger open connection between spaces which will result in a successful outdoor space.   Refer 
to Section XI for Condition of Approval regarding Future Tenant/Storefront 
Improvements.  
 
Architectural Guidelines 
 1. Encourage High Quality Materials 
 2. Provide Interesting Building Massing 
 3. Create Attractive Building Silhouettes and Rooflines 
 4. Foster Attractive Rooftops 
 5. Design Inviting Retail and Commercial Entries 
 6. Encourage Retail Corner Entries 
 7. Encourage Inviting Ground Floor Retail and Commercial Windows 
 
Finding: Proposed materials address durability for weathering, pedestrian scale (masonry 
modules sized to fit in a hand), and forms that are reflective of the building process (rolled steel 
and metal shapes, molded brick, ground face aggregates, etc.).  The building is broken into 
three masses which correspond to the three different functionalities of the building.  A small roof 
deck is proposed on the third floor which adds variety to the roofline.  The rooftop will also 
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include mechanical equipment which is proposed to be screened with metal mesh and 
galvanized steel to help screen the units from adjacent properties.  The main entrance to the 
restaurant is proposed on the southeast corner of the building, facing NE District Way.  
Alternative entries to the restaurant and outdoor beer garden are through the outdoor courtyard 
on the west side of the development, in addition to a third entrance on the east side of the 
building, via 122nd Avenue NE. The ground level of the building includes windows with vision 
glass along the west, south and east sides of the structure to provide pedestrians with visual 
interest into the structure.  Refer to Section XI for Condition of Approval regarding Vision 
Glass.  
 
Lighting Guidelines 
 1. Orient Lighting Toward Sidewalks and Public Spaces 
 2. Integrate Building Lighting 
 
Finding: The proposed project will have minimal exterior lighting needs.  Lighting fixtures 
are proposed at each building entrance and within the loading dock area.  All lighting fixtures 
are of a type that are shielded downward to prevent lighting impacts on adjacent properties, 
including park spaces.  Refer to Section XI for Condition of Approval regarding Shielded 
Lights.  
 
IV. CONSISTENCY WITH THE SPRING DISTRICT DEVELOPMENT AGREEMENT (DA) 

& MASTER DEVELOPMENT PLAN (MDP) 
 
In addition to consistency with the Land Use Code and Zoning Requirements, the project must 
also be consistent with The Spring District Development Agreement (DA) and Master 
Development Plan (MDP).  Refer to Section XI for Condition of Approval regarding 
Development Agreement and Master Development Plan.  Below each item from the DA and 
MDP is an explanation of how the subject Design Review application for the Brew Pub 
complies. 
 
Spring District Development Agreement (DA) Requirements 
On July 10, 2009, a Development Agreement (DA) was signed between the City of Bellevue and 
WR-SRI 120th LLC. The Development Agreement was recorded on September 11, 2009. This 
agreement required specific items for the development of the property known as “The Spring 
District.” 
 
Note: Items are listed in the order found within the Development Agreement: 
 
A. 1 and 2 Catalyst Project Criteria and Minimum Contents of MDP 
Findings:  The Spring District MDP met the catalyst project criteria in LUC 20.25D.035 and 
contains the minimum contents required under the DA to be granted the benefits of the 
Development Agreement, including extended vesting and specific governing regulations.  See 
Spring District Master Development Plan at pages 25-27.   
 
B. Development Standards and Vesting Period 
Findings:  Pursuant to the terms of the Development Agreement, the MDP is vested for fifteen 
years from its effective date, October 8, 2012 (date of the City’s final administrative decision).  
See LUC 20.35.045.  The proposed Brew Pub building meets the conditions to be reviewed 
under the Development Agreement, including the DA’s Governing Regulations.  
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C. Governing Regulations 
Findings: Pursuant to the terms of the DA, the Brew Pub application is reviewed under the 
Governing Regulations, Title 20 (Land Use Code) and Title 21 (Comprehensive Plan) as they 
existed on the effective date of the DA, July 10, 2009, with certain limited exceptions. The City 
shall not exercise its substantive SEPA authority to impose conditions on Land Use Code 
approvals issued during the Vesting Period in a manner that is inconsistent with the Governing 
Regulations.  Neither Sound Transit’s East Link Project, nor any other high-capacity transit 
operating within a dedicated transit-only right-of-way has begun service to a transit station within 
The Spring District.  Therefore, the Revised Governing Regulations provision of the DA is 
inapplicable. 
 
 
D-E. Consistency with DA, Proportional Compliance 
Findings: The proposal will be consistent with DA requirements. Proportional compliance is not 
applicable since the subject Design Review application is for one new brewery/restaurant/office 
building. 
 
F. FAR Amenity Bonus System 
Findings: The Spring District is a Catalyst Project consistent with the terms of the DA and 
Chapter 20.25D LUC.  Accordingly, the FAR Amenity Bonuses are calculated pursuant to 
Paragraphs F.1, 2, and 3 of the DA that are included below for reference: 
 

1. Adjustment of Tier 1 Fee-in-lieu Rate.  For a Catalyst Project on the Property, the 
Owner may choose to comply with the LUC 20.25D.090 requirements for Tier 1 
amenities by paying a fee-in-lieu at a rate of $3.75 for each square foot of floor area 
for the first 750,000 square feet of development under the MDP, and by paying a 
fee-in-lieu rate of $4.00 for each square foot of floor area above 750,000 square 
feet.  In the alternative, this Development Agreement provision shall not bar the 
Owner, at its choice, from utilizing the LUC 20.25D.090 standards as of the 
Effective Date to provide required amenities.  

 
2. Amenity Rate for Certain Required Open Space.  Owner may receive credit towards 

required amenities for the mini-park and activated park or recreation space required 
to be included in Phase 1 of the MDP under Section A above as provided in this 
Section F. 

 
a) Mini-Park:  Owner shall receive credit towards required amenities for 

dedication of the M-3 mini-park at the bonus rate set forth in 
20.25D.090.C.7 Tier 1b.2 (Park Dedication) and/or Tier 1b.3 (Park 
Improvements). 

 
b) Other Activated Park or Recreation Space:  Owner may receive credit 

towards required amenities for the activated green space as follows: 
 

• at the Tier 2 bonus rate so long as it is developed according to the 
design criteria set forth in 20.25D.090.C.7 Tier 2.12 (Active 
Recreation Area); or 
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• at the Tier 1b bonus rate set forth in 20.25D.090.C.7 Tier 1b.2 (Park 
Dedication) if the entire area is dedicated to the City, and it meets 
the design criteria 2 through 4 in that section; and/or 

 
• at the Tier 1b bonus rate set forth in 20.25D.090.C.7 Tier 1b.3 (Park 

Improvements) if improvements are made according to the design 
criteria 1 through 5 set forth in such section. 

 
Unless the activated park or recreation space meets one of the 
provisions above, it shall not receive credit towards required amenities.  

 
3. Eligibility for Other City Credits, Bonuses or Offsets.  Notwithstanding any provision 

of city code to the contrary, any public infrastructure required as a condition of 
approving the MDP that meets the criteria of LUC 20.25D.035.A.3.a through c shall 
not be eligible for and shall not earn any of the credits, bonuses, or offsets 
described in LUC 20.25D.035.A.3.d through f. 

 
G. Concurrency. 
Findings: Pursuant to the Development Agreement, traffic concurrency analysis was conducted 
for all of the proposed Spring District Phase 1B development, and a Certificate of Concurrency 
for all of Phase 1B is issued on May 5, 2016.  Per the Development Agreement, that Certificate 
of Concurrency covers this development for five years until May 5, 2021, and may be extended 
consistent with the provisions of BCC 14.10.040.F.1.  
 

H. Catalyst Project Residential Requirements and Delay Penalty. 
Findings: The MDP designated 6.9 acres of residentially-restricted property, which exceeded 
the DA requirement of 5.8 acres.  The Brew Pub application does not contain any residential 
development that counts toward the minimum DA requirement of 784,000 square feet of 
residential use in The Spring District.  Under the DA, residential uses must be developed 
proportionally to commercial uses no later than the date that Sound Transit’s East Link Project 
or other high-capacity transit operating within a dedicated transit-only right-of-way begins 
regularly scheduled passenger-carrying service to a transit station within The Spring District.  
No such service has begun so this requirement is not yet applicable; however, residential 
development should proceed within a reasonable timeframe to ensure this condition is met in 
the future. 
 

Spring District Master Development Plan (MDP) Conditions 
 
Note: Items are listed in the order found within the Master Development Plan: 
 
Compliance with prior MDP Conditions: X.A. GENERAL CONDITIONS: 
 
1. Vested Status of the Master Development Plan. 

 
Findings: The MDP is vested for 15 years from October 8, 2012 and this application was 
received within the vesting period. 

 
2. Development Agreement (DA) between the City and Applicant: 
 

(a) Residential Property. 



The Spring District Block 12 – Brew Pub  
15-121179-LD 
Page 25 of 61 

 

 

 
Findings:  The condition to provide residential uses does not apply to this site and there 
are no residential uses being constructed under this application.   

 
(b) Parks: 

 
• Within Phase 1, the project shall include development of a public mini-

park a minimum of one acre in size (designated as project M-3 in the Bel-
Red Parks and Open Space Project List in the Comprehensive Plan) and 
an activated park or recreation space of at least 30,000 contiguous square 
feet. 

 
Findings: The future public mini park is not part of this application but remains as 
part of the Phase 1 development of the MDP.  The activated park of at least 30,000 
square feet is also not part of this application, but has been installed west of the 
subject site, and remains as part of the Phase 1 development of the MDP. 

 
• All park tracts developed as a condition of the Development Agreement 

shall, if owned and maintained by the applicant, record an easement 
securing public access over the park tracts. 

 
Findings:  The future public Mini Park and existing activated park are not part of this 
application. 

 
• Future design and development of the one-acre public park (M-3), per the 

Development Agreement, shall be approved by the Parks & Community 
Services Department and be consistent with BCC 3.43. 

 
Findings: The future public mini park is not part of this application. 

 
3. Review Process for Parks/Plaza/Gateways: Review and approval of all 

park/plaza/gateway areas shall be conducted under Design Review approval, with 
input by the City of Bellevue into the design of these areas. 

 
Findings: This application does not propose any park, plaza or gateway feature.  
However, an outdoor dining area is proposed on the western side of the building with 
visual access into the park directly adjacent to the proposal.  It should be noted that the 
MDP does not require a park, plaza or gateway for the subject parcel 12.  

 
4. Phasing Plan: The Phasing Plan shall be followed per the Conceptual Phasing 

Plan (Attachment F). Modifications to the phasing plan may occur, per LUC 
20.30V.160. 

 
Findings: This application is for Parcel 12, which is within Phase 1B of the MDP.   The 
City is continuing to receive design review applications for the overall Phase 1 
development of the MDP.  
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5. City Council Approval of NE 15th Street/NE 16th Street and portrayal on the 
Binding Site Plan: 

 
If shifting of the NE 15th Street/NE 16th Street alignment (horizontal/vertical) at a 
later date is in conflict with the recorded BSP, the applicant shall amend the BSP 
to match the City Council approved alignment (horizontal/vertical) of NE 15th 
Street/NE 16th Street.  

 
Findings: This condition does not apply to this application because NE 15th/NE 16th 
Street is not located adjacent to the subject parcel. 

 
6. Public Plaza at the Light Rail Station: As a part of the master planning process for 

the Sound Transit 120th East Link Station, the applicant shall coordinate with the 
City of Bellevue and Sound Transit regarding the design of a public plaza adjacent 
to Sound Transit’s 120th East Link subterranean light rail station.  

 
Findings: This condition does not apply to this application because the station is not 
within Phase 1B of the MDP. 

 
7. Pedestrian Amenities: 

 
• Multi-purpose trail: A multi-purpose trail (12-14 feet in width) shall be 

provided along the entire length of The Spring District’s property along 
124th Avenue NE to connect to the multi-purpose trail on NE 16th Street as 
shown on the MDP plans.  

 
• Landscaping along 124th Avenue NE: The area within the Seattle City 

Light easement (adjacent to 124th Avenue NE) shall be landscaped along 
with a multi-purpose trail.  

 
Findings: This condition does not apply to this application because this area of The 
Spring District is not part of the subject site, nor is it adjacent to the subject site. 
 

• Mid-block Public Pedestrian Connection: A mid-block public pedestrian 
connection (12-14’ wide) between Buildings 15 & 16 (as shown on the MDP 
plans, Attachment A) shall be provided from 123rd Avenue NE to 124th 
Avenue NE and shall meet ADA accessibility requirements and the intent 
of the Green Streets Development Standards.  

 
Findings: This condition does not apply to this application because this area of The 
Spring District is not part of the subject site, not is it adjacent to the subject site. 

 
• Green Streets: The modification approval to relocate the Green Street 

from NE 13th Street to the loop roads is applicable to future reviews of 
Design Review applications. The applicant shall provide a mid-block 
public pedestrian connection between Buildings 15 & 16. See the 
condition above: Mid-block Public Pedestrian Connection. 
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Findings: This condition does not apply to this application because the Green Streets, as 
modified by the Spring District Master Development Plan approval, are not adjacent to 
the subject site. 

 
• Sidewalks: The applicant shall provide sidewalks along all city/private 

streets within the project limits. 
 

Findings: The applicant is providing appropriate sidewalks, as required, fronting NE 
District Way and 122nd Avenue NE, which will be constructed as part of this 
development.  It should be noted that portions of these sidewalks are already 
constructed under the master infrastructure permit for The Spring District. 

 
• “Pedestrian” Gateway Connection: A “Pedestrian” Gateway Connection 

shall be located at the southwest corner of the property between 
Buildings 18 & 19 as shown on the MDP plans.  

 
Findings: This condition does not apply to this application because it does not involve a 
development adjacent to the gateway location at the southwest corner of The Spring 
District. 
 

8. Other Gateway Opportunities: 
 
The applicant will be required to provide a gateway entrance at the street level for 
pedestrians, motorists, and those passing by the site. The location and timing of 
the construction of this gateway entrance at street level shall be determined 
during Phase 1. Likely locations would be the entrance to the site at NE 13th 
Street (from 124th Avenue NE) or NE 15th Street (from 120th Avenue NE or 124th 
Avenue NE).  
 
Findings: This condition does not apply to this application because these gateway areas 
of The Spring District are not part of the subject site, nor are they adjacent to the subject 
site. 
 

9. Sign Master Plan: The applicant shall submit a sign master plan for the entire MDP 
project. The sign master plan may be submitted with the first Design Review 
application or separately as a Land Use Exemption to the approved Master 
Development Plan. Proposed signs on-site for individual buildings will not be 
approved until found consistent with the approved sign master plan. 

 
Findings: The Sign Master Plan will be submitted as a separate application as allowed 
under this condition. Refer to Section XI for Condition of Approval regarding Sign 
Master Plan. 

 
10. Recycling and Solid Waste Collection: With each Design Review application, the 

applicant shall document how recycling and solid waste will be collected. 
Recycling and solid waste receptacles may not be pulled out to the adjacent 
street/sidewalk. Refuse and recycling areas may be not located within adjacent 
public/private streets or adjacent rights-of-way. These activities must be located 
on each individual building site and screened from public view. The applicant 
shall coordinate the location of receptacles with Republic Services or any 
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successor in interest to the Bellevue Waste Hauling franchise. 
 
Findings: The building includes a loading dock area on the north-east corner of the 
building for both general loading needs and to facilitate refuse and recycling collection.  
The refuse/recycling room will have a roll up door for access.  Trucks will temporarily 
back into the off-street loading space adjacent to the roll up door for pick up. The 
applicant is working with Republic Services regarding pick up service to avoid having 
trash/recycling receptacles left on the street.  The design meets the MDP requirements. 

 
11. Street Development: Future street development must be approved by the 

Transportation Department and be consistent with LUC 20.25D.140. 
 
Findings: The streets proposed in this application are consistent with the street 
development standards in LUC 20.25D.140 and have been approved by the 
Transportation Department.   
 

12. Access to Underground Parking Garages: In order to provide alternate vehicular 
routes to city streets (due to the modification of the NE 12th Street local street), 
the applicant shall provide two vehicular access points to the underground 
parking garages, one along NE 12th Street and the other along 120th Avenue NE 
(signalized).  
 
Findings: This condition does not apply to this application as the subject site does not 
have any frontage on NE 12th Street or 120th Avenue NE.   
 

13. Modification to MDP: The applicant shall submit a modification to the Master 
Development Plan for minor changes to the approved MDP. Modifications can be 
processed as a Land Use Exemption application (LUC 20.30V.160.B). Minor 
changes include updates to road configurations, FAR calculations, the Amenity 
Chart, impervious surface/lot coverage and the Sign Master Plan.  It will still be 
necessary to record the updated MDP. 
 
Findings: Any modification to the MDP or this Design Review approval shall be 
processed as a Land Use Exemption.  Refer to Section XI for Conditions of Approval 
regarding Development Agreement and Master Development Plan and 
Modification to the Design Review Plans. 
 

14. Binding Site Plan: The Binding Site Plan shall be recorded upon the final decision 
of the Master Development Plan before the sale or lease of any lot, tract or parcel. 
The BSP shall include all required dedications and easements per the MDP 
conditions of approval at the time of each DR application for each project. 
 
Findings: The Binding Site Plan was recorded on November 1, 2012 under King County 
Recording No. 20121101000274.  An Amended Binding Site Plan related to this 
application was recorded on September 26, 2017 under King County Recording 
No.20170926000625.  A new amended Binding Site Plan will need to be recorded to 
finalize the location of the property boundaries for the subject site as it relates to the 
adjacent Tract C and Tract K property boundaries.  Refer to Section XI for Condition 
of Approval regarding Binding Site Plan Amendment.  
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15. Preliminary Design, Utility Codes and Engineering Standards: Utility review has 
been completed on the preliminary information submitted at the time of this 
application. The review of this application has no implied approvals for water, 
sewer and storm drainage components of the project. Final plan approval will 
occur under a Utility Extension Agreement which will be required for review and 
approval of the utility design. Submittal of the utility extension will coincide with 
future clearing and grading permit review. Final civil engineering may require 
some changes to the site layout to accommodate the utilities. 
 
Findings: A utility extension agreement (UE) will be submitted by the applicant at the 
same time that all construction permits are applied for.  Approval of the utility extension 
agreement is required prior to the issuance of clearing and grading permits. Refer to 
Section XI for Condition of Approval regarding Preliminary Design, Utility Codes 
and Engineering Standards. 
 

16. Art Concept: An art concept is required to be consistent with LUC 25D.150.B.5.a.  
 
Findings: Not applicable, as this site does not contain a required public park, plaza or 
gateway per the MDP.   
 

17. Addressing of Buildings/Tracts: 
 
Findings: The applicant will be required to contact Parcel and Addressing Coordinator, 
Jami Fairleigh, Information Technology Department, phone 425-452-4210 regarding the 
addressing of buildings/tracts. 
 

18. Restricted Driveway Access: With each new Design Review application, the 
applicant shall document how the driveway access of that development meets the 
restricted driveway access intent of LUC 20.25D.140.F. 
 
Findings:  Not applicable as the subject site is not located on a street identified as 
restricted driveway access.   
 

19. Arterial Street Design Standards: The applicant shall meet the intent of the 
“Arterial Street Design Standards within the Bel-Red Subarea.” 
 
Findings: Not applicable, as there are no arterial streets adjacent to this development. 
 

20. Right of Way and Easements: The applicant shall dedicate to the City all 
necessary right of way such that street improvements including on-street parking 
to the back of curb are located within the fee public right of way. The applicant 
shall also grant any necessary construction, pedestrian, landscaping and utility 
easements. The applicant shall provide easements to the City for location of 
signal and street light facilities such as above-grade boxes and below-grade 
vaults between the building and sidewalk within the landscape area. 
 
Findings: The Applicant will dedicate all necessary rights of way and grant any 
necessary easements consistent with applicable city requirements.  
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21. Vehicular Access Restrictions: All non-signalized driveways and private roads 
adjacent to 120th Avenue NE, NE 15th Street, 124th Avenue NE and NE 12th Street 
will be restricted to right in/right out. No left turns will be allowed at the signalized 
intersection of NE 15th Street/ 123rd Avenue NE.  
 
Findings: Not applicable, as the access to this development is located on 122nd Avenue 
NE, which is a private street that connects to NE District Way and NE 14th Terrace. 
 

22. Local Improvement District (LID): The applicant shall not protest the city's 
formation of a LID or Transportation Improvement District. 
 
Findings: This condition was recorded as part of the Master Development Plan dated 
October 16, 2012 under King County recording number 20121016001049. 

 
Compliance with prior MDP Conditions: X.B. PRIOR TO ANY DESIGN REVIEW 
APPROVAL FOR A BUILDING, PHASE, AND/OR PARK/PLAZA/GATEWAY: The following 
conditions must be complied with prior to any Design Review approval for a building, 
phase, and/or park/plaza/gateway: 
 
1. Design Review: Each new site development (i.e. building, parks, plaza, and 

gateway) shall require Design Review approval. If appropriate, Design Review 
applications may be combined. 
 
Findings: This application is for administrative Design Review approval for a building and 
other related site improvements, consistent with this MDP condition. 
 

2. Outward Focus of Perimeter Buildings: During the Design Review of individual 
buildings on the perimeter (124th Avenue NE, NE 12th Street, 120th Avenue NE), 
the applicant shall provide building designs that convey an outward focus toward 
the city streets as well as toward the interior of the development.  
 
Findings: Not applicable, as this development is not located on the perimeter of The 
Spring District MDP.  
 

3. Coordinated Landscaping Plan along Site Perimeter: With the first perimeter 
Design Review submittal along 124th Avenue NE and the first perimeter Design 
Review submittal along 120th Avenue NE, a coordinated perimeter landscaping 
plan shall be submitted for the length of The Spring District property along each 
right-of-way.  
 
Findings: Not applicable, as the subject site is located interior to The Spring District, and 
does not contain frontage on 120th Avenue NE or 124th Avenue NE.  
 

4. Impervious Surface/Lot Coverage: The maximum impervious surface/lot coverage 
is 75% MDP area-wide. This calculation shall be provided upon each Design 
Review application to keep track towards the final phase of the MDP. 
 
Findings: The Applicant provided the City with an updated calculation for this review.  
The total impervious surface/lot coverage of the area redeveloped under this application 
is 99.5% (19,452 sq. ft.).  The cumulative impervious surface/lot coverage for The Spring 
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District MDP is 72.6 %, which includes Block 16, Block 14, Block 17, Spring Residential 
Phases 1 & 2, REI and the constructed public park on Tract C.  See Attachment E.  
Under the MDP, a site may exceed the 75% impervious surface/lot coverage maximum, 
so long as the overall impervious surface/lot coverage MDP area wide does not exceed 
75%.  This means that another parcel of development will likely need to be developed 
with less than 75% in order to not exceed the MDP total.   
 

5. Parking Stall Calculations: Each building shall submit parking stall calculations to 
document how it meets the Land Use Code requirements for onsite parking. 
 
Findings: The application includes parking stall calculations showing compliance with 
parking requirements for each use proposed.  Refer to Table 3 in Section III.A above 
which summarizes parking for the development.  It should be noted that the applicant 
was required to provide a parking analysis for the microbrewery component of the 
building, as this is considered an unspecified use in the LUC for parking ratio 
requirements.  As such, the applicant intends to provide enough parking for all uses 
proposed to be located on the adjacent site to the north (Tract K), instead of the subject 
site.  A shared parking agreement will be required as a condition of approval.  Refer to 
Section XI for Condition of Approval regarding Shared Parking Agreements.  
 

6. Amenities and FAR for each Design Review: 
 

• The phasing plan for the MDP shall provide for proportionate installation of 
amenities that must be included when each phase of development is 
constructed. 

 
• Required amenities for each individual building shall be provided at the 

time of that building construction. In-lieu fees shall be assessed and 
collected at building permit issuance. Required amenities cannot be 
“borrowed” from future buildings or phases. 

 
• The applicant shall meet the amenities outlined in the Development 

Agreement as well as the Land Use Code. The applicant shall use the 
attached Amenity calculation sheet (Attachment B) to show compliance 
with the DA and Land Use Code. 

 
• The calculations shall show that for the overall MDP at full build-out, there 

is at least a minimum 2.5 FAR overall (per the Development Agreement) 
with a maximum 4.0 FAR overall (per the Land Use Code). 

 
• With each Design Review application submitted under the MDP, the 

applicant shall include the physical FAR of the proposed project, as well as 
the calculated FAR of the project as part of the overall MDP rolling average. 
At no time shall the averaged MDP FAR fall below 2.5 (DA) or exceed 4.0 
(LUC). 

 
• Use of an alternate MDP FAR calculation or a change to the target MDP 

FAR must be reviewed and approved by the City of Bellevue as a 
modification, processed as a Land Use Exemption application to Design 
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Review or as a modification request with the subject Design Review 
application. 

 
Findings: As shown below, the FAR for this application is 1.11.  The rolling MDP average 
is no longer within the range of 2.5 to 4.0 required under the MDP, the Development 
Agreement, and the Land Use Code.  Future development within the Spring District MDP 
will need to be constructed at a higher density to ensure the MDP rolling average is 
maintained at a minimum 2.5 FAR, and no higher than the maximum 4.0 FAR.  
 
The proposed FAR Amenity calculations, below, are consistent with the requirements of 
the Development Agreement, MDP, and Chapter 20.25D of the LUC.  Fees will be 
collected at the time of building permit issuance.  Refer to Section XI for Condition of 
Approval regarding Payment of Fee-In-Lieu of Floor Area Amenities.   

 
The Development Agreement stipulates fees-in-lieu of amounts for amenity payments for 
this specific Master Development Plan. Each phase of development is required to 
provide the installation of amenities through payments in-lieu of installation (to be paid at 
building permit issuance). For this specific Master Development Plan, the first 750,000 
square feet is paid at $3.75 per square foot.  After 750,000 square feet, the fee is $4.00 
per square foot.  

The applicant intends to meet the FAR Amenity Incentive System (20.25D.090) code 
requirements through payment of fee-in-lieu to satisfy the Tier 1 Parks and Streams 
bonus category triggered.  Based on the current building design and based on the terms 
of the Spring District Development Agreement, the estimated amount to be paid is 
$8,244.00, which will satisfy the Tier 1 Parks and Streams requirements. This estimated 
fee calculation is included as Attachment C.  Per 20.25D.090.C.6, in-lieu fees shall be 
assessed and collected at building permit issuance.  The fees will be re-calculated at 
that time, prior to collection.  

The first 750,000 square feet of development of the Spring District has been completed, 
and therefore the remaining Spring District projects are no longer able to take advantage 
of the reduced $3.75 fee-in-lieu rate.  Therefore, the project Brew Pub development is 
subject to the $4.00 fee-in-lieu rate.  The total floor area subject to the fee-in-lieu 
obligation for the project is 2,061 square feet, which equates to $8,300.00.  See tables 
below.    

 
Non-Residential Development Brew Pub 

Aggregate Parcel Size (sf) 19,557 square feet 
Total Allowed SF at Max FAR (4.0) 78,228 square feet 
GFA of Proposed Development * 21,618 square feet 
FAR 1.11  (21,618/19,557) 
Base FAR Allowed (1.0) 19,557 
GFA Subject to Incentive System 2,061 (21,618 – 19,557) 
GFA in Tier 1 (up to 2.5 FAR) 2,061 
GFA in Tier 2 (up to 0.5 FAR) 0 

 
Amenity Fee-in-Lieu Payment Calculation Brew Pub 

Gross Square feet (GSF) of Development * 26,613 square feet 
% Floor Area Eligible for DA $3.75 rate 0% 
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% Floor Area Eligible for DA $4.00 rate 100% 
Total Floor Area Subject to Amenity System 2,061 square feet 
 
Square Feet Paid at $3.75 0 
Square Feet Paid at $4.00 2,061 
Tier 1a: Affordable Housing $0 
Tier 1 or Tier 1b: Parks and Streams $8,244.00 

 
* Gross Floor Area (GFA) – the area included within the inside finished wall surface of the surrounding exterior walls of a building 
excluding interior openings in floor plates (e.g. vent shafts, stair wells, and interior atriums), outdoor courts and exterior balconies. 
* Gross Square Feet (GSF) – total number of square feet within the inside finished wall surface of the outer building walls of a 
structure, excluding vent shafts, outdoor courts and parking. 
 

See Attachment C for detailed amenity calculations. 

 
Compliance with prior MDP Conditions:   X.C, D, and E. PRIOR TO CLEARING & 
GRADING PERMIT, BUILDING PERMIT, AND ISSUANCE OF ANY CERTIFICATE OF 
OCCUPANCY:  
 
Response: Conditions contained in this section of the MDP are required by City Code and the 
MDP and therefore must be met before clearing and grading permits, building permits, or 
certificates of occupancy, respectively, are issued under this Design Review approval.  Refer to 
Section XI for related Conditions of Approval as applicable to this project under each 
permit type heading. 
 
V. PUBLIC NOTICE AND COMMENTS 
 
The applicant and the city held a public meeting on October 15, 2015 at City Hall. The purpose of the 
meeting was to discuss and clarify the proposal and listen to neighbor concerns.  No member of the 
public attended this meeting.  Comments were accepted during and after this public meeting, as well 
as up to the date of this decision.  During the overall review of the project, the City did not receive 
any public comments on the application. 
 
VI. TECHNICAL REVIEW 

 

A. Land Use 
 
Short term impacts related to noise generation as a result of the construction will be minimized.  
Noise related to construction is permitted from 7:00 a.m. to 6:00 p.m., Monday through Friday, 
and 9:00 a.m. to 6:00 p.m. on Saturday, except for Federal holidays and as further defined by 
the Bellevue City Code.  Exceptions to the construction noise hours limitation contained in the 
Noise Control Code MAY be granted pursuant to 9.18.020.C.1 when necessary to 
accommodate construction which cannot be undertaken during exempt hours.  Written requests 
for exemption from the Noise Control Code must be submitted two weeks prior to the scheduled 
onset of extended hour construction activity. The use of best available noise abatement 
technology consistent with feasibility is required during construction to mitigate construction 
noise impacts to surrounding uses.  Refer to Section XI for Conditions of Approval 
regarding Construction Noise Hours and Use of Best Available Noise Abatement 
Technology. 
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B. Clearing & Grading 
 
The Clear and Grade reviewer has reviewed the plans and materials submitted for this project 
and has determined that the clearing and grading portion of this land use application can be 
approved.  The future Clearing and Grading Permit application for this development must 
comply with the City of Bellevue Clearing and Grading Code (BCC 23.76). 
 
C. Utilities   
 
Storm Drainage 
The project will trigger (MR) minimum requirements 1-9 from the Department of Ecology 
Stormwater Management Manual for Western Washington. The project qualifies as 
redevelopment under the Department of Ecology Stormwater Management Manual for Western 
Washington. MR 5 will be required because the new and replaced impervious surface is greater 
than 2,000 S.F. The project proposes to use MR 5, Tier 1-3 BMP’s to reduce peak flows and 
treat stormwater prior to leaving the site. This Commercial project site does not trigger MR6 
Storm Water Runoff Treatment for new and replaced pollution generating surfaces. The Parcel 
12 Office/Brew Pub loading dock area off 122nd Avenue NE is approximately 700 SF of pollution 
generating hard-surface. The area will surface flow to an adjacent bioretention cell for enhanced 
treatment. Runoff will be treated and then conveyed to the system in 122nd Avenue NE. There 
are no other pollution generating surfaces in the Parcel 12 Office Brew Pub project area. This 
project drains to Lake Washington through the Sturtevant Creek 40-20 Basin, a tributary to the 
Mercer Slough and will not need to provide runoff control. MR 7 Flow Control will not be 
required because the impervious area on–site is decreasing with the construction of Block 12 
Office Brew Pub versus current conditions.  
 
Water 
The water supply for this project is available from existing City of Bellevue owned water mains 
located on site in the 400-pressure zone. Water improvements consist of domestic, irrigation 
and fire lines. Backflow prevention is required for fire sprinklers and irrigation. It appears from 
the size and scale of the project that both domestic and fire requirements can be met by 
connecting to the 8-inch water main. Water meters are not allowed inside building structures 
and must be in a location approved by the Utility Department. 
 
Sewer 
Sewer service for the Block 12 Office Brew Pub will be available from an existing 8-inch side 
sewer stub on NE District Way and another on 122nd Avenue NE that runs to a previously 
constructed 1500-Gallon Grease Interceptor.  
 
Refer to Section XI for Condition of Approval regarding Preliminary Design, Utility Codes 
and Engineering Standards. 
 
D. Transportation    
 
Site Vehicle Access 
This project is situated on Block 12 in the Spring District Master Development Plan and is in 
Phase 1B according to the current phasing plan for the development.  This building will have 
street frontage on NE District Way on the south and 123rd Avenue NE on the east.  It is 
connected via a pedestrian easement to the public park on Tract C to the west.  Parking is 
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proposed to be provided for this project in a parking garage to be located under the proposed 
Tract K adjacent to the site to the north.   

 
The MDP proposes a grid comprising public and private streets with extensive pedestrian 
connections to meet the intent of the Bel-Red Street Development Standards.  NE District Way 
and a portion of 122nd Avenue NE were constructed in 2016, including sidewalks on both 
frontages and a 24-foot wide driveway on 122nd Avenue NE.  The remainder of 122nd Avenue 
NE and NE 14th Terrace will complete construction in 2019.  NE District Way and NE 14th 
Terrace are public streets and 122nd Avenue NE is a private street.    

 
The project will use the existing driveway on 122nd Avenue NE at the north end of the site to 
provide access to the loading dock and trash room.  Vehicle access will be provided to the 
garage via a driveway on NE 14th Terrace.  This will be included in the future approval of the 
parking garage and public park planned for Tract K and will be required to be completed prior to 
occupancy of this building.  Refer to Section XI for Conditions of Approval regarding Tract 
K Parking Garage and Provisions for Loading. 
 
Site Pedestrian Access 
Sidewalks and other pedestrian access corridors in the Spring District provide a robust system 
of pedestrian connections to meet the intent of the Bel-Red Street Development Standards.  
This project will have pedestrian access from all sides of the site using the sidewalks on NE 
District Way, 122nd Avenue NE, and NE 14th Terrace, and pedestrian access easements 
covering the parks on Tract C and Tract K.    

 
There is an existing 6-foot sidewalk on NE District Way on the south frontage of the site, and an 
existing 5.5-foot sidewalk on 122nd Avenue NE on the east frontage of the site.  This project will 
be required to widen the sidewalk on 122nd Avenue NE to meet the minimum width requirement 
of 6 feet.  The sidewalk on NE District Way meets the minimum width but will be increased by 
5.5 feet to a width of 11.5 feet with this project. 

 
Pedestrian access to the parking garage on Tract K north of the site will be provided via 
sidewalks on 122nd Avenue NE and NE 14th Terrace.  These are planned to be completed by 
2019 and will be required prior to the occupation of this project. Refer to Section XI for 
Condition of Approval regarding Civil Engineering Plans - Transportation. 

 
Street Improvements 

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to provide 
infrastructure improvements with a consistent and attractive appearance, the construction of 
street frontage improvements is required as a condition of development approval. The design of 
the improvements must conform to the requirements of the Americans with Disabilities Act, the 
Transportation Development Code (BCC 14.60), and the provisions of the Transportation 
Department Design Manual.  

 
Improvements are required for this project on both frontages as shown in the Spring District 
MDP.  These include road construction, sidewalk and planter strips, and streetlights.  Most of 
the frontage improvements on both NE District Way and 122nd Avenue NE have been 
constructed by others.  This project will widen the sidewalk on 122nd Avenue NE to meet the 
minimum width requirement  
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Any construction on the NE District Way frontage, including construction access from this site, 
will require a Right-of-Way Use permit for the project. Refer to Section XI for Conditions of 
Approval regarding Building and Site Plans – Transportation, Street Frontage 
Improvements, and Civil Engineering Plans – Transportation.  

 
1. A street light plan for NE District Way and 122nd Avenue NE is required for review 

and approval prior to completion of engineering and landscape plans showing any 
relocated fixture(s) along with street tree locations.  

 
2. The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not 

exceed two percent.  The sidewalk cross slope may be less than two percent only if 
the sidewalk has a longitudinal slope sufficient to provide adequate drainage.  
Bellevue’s standard for curb height is six inches, except where curb ramps are 
needed.  The engineering plans must comply with these requirements, and must 
show adequate details, including spot elevations, to confirm compliance.  New curb 
and sidewalk shall be constructed in compliance with these requirements.  Building 
elevations shall be consistent with the required curb and sidewalk elevations.  Spot 
elevations must be included in the building plans in a manner that proves that 
building elevations are designed to correspond to the sidewalk elevations shown in 
the engineering plans, especially at entrances and other key points. Curb and 
sidewalk elevations will not be revised to fit the building, and city inspectors may 
require spot surveys during construction in order to confirm the required elevations.  

 
ADA also requires provision of a safe travel path for visually handicapped 
pedestrians. Potential tripping hazards are not allowed in the main pathway. Any 
planter boxes installed in the sidewalk to improve pedestrian sight distance at 
driveways must be designed to reduce the tripping potential and must not extend 
more than two feet into the public sidewalk. Traffic signal controller boxes and 
streetlight contactor cabinets must be located so as not to interfere with the main 
pedestrian path. Buildings shall be designed so that doors do not swing out into the 
pedestrian path. Installation of colored or textured bands to guide pedestrians in the 
direction of travel is advisable, subject to the requirements for non-standard sidewalk 
features. ADA-compliant curb ramps shall be installed where needed, consistent with 
Design Manual standard drawings. 
 
ADA-compliant curb ramps shall be installed on NE District Way and 122nd Avenue 
NE if not provided by others, consistent with City and WSDOT standard drawings. If 
such standards cannot be met, then deviation from standards must be justified on a 
Design Justification Form to be filed with the Transportation Department. 

 

3. No new building structure or garage shall be constructed under a street right of way 
or existing public sidewalk/utility easement.  No soil nailing is allowed under a street 
right of way or sidewalk/utility easement without an indemnification agreement that 
protects the city. 

 
4. To the extent feasible, no new utility vaults that serve only one development will be 

allowed within a public sidewalk.  Vaults serving a broader public purpose may be 
located within a public sidewalk.  To the extent feasible, no utility vaults may be 
located within the primary walking path in any sidewalk. 
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5. Any awning, marquee, balcony, etc. over a sidewalk or utility easement must be at 
least 16 feet above the sidewalk, or be removable (with an agreement regarding 
removal and replacement); and must have at least three feet horizontal clearance 
from any streetlight or traffic signal pole. 

 
6. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed 

within ten feet of a driveway edge, defined as Point A in standard drawings.  Fixed 
objects are defined as anything with breakaway characteristics greater than a four-
inch by four-inch wooden post. 

 
7. No new overhead utility lines will be allowed within or across any right of way or 

sidewalk easement. 
 
 

Easements 
Sidewalk and utility easements have been recorded for the improvements on NE District Way 
and 122nd Avenue NE.  It is anticipated that these will accommodate the frontage improvements, 
however any additional sidewalk and utility easements that may be necessary for pedestrian 
facilities outside of the right-of-way and recorded easements shall be provided to the City as 
needed.  Refer to Section XI for Conditions of Approval regarding Existing Easements 
and Sidewalk/Utility/Access Easements. 
 
 

Right of Way Dedication 
To incorporate street improvements which are reasonably necessary to mitigate the direct 
results of the development, and to accommodate the street widening described elsewhere in 
this document, the developer is required to dedicate property such that street surface to back of 
curb is accommodated within the public right of way.   

 
All right-of-way necessary for the improvements on NE District Way has been provided to the 
City prior to approval of this project.  MDP condition X.D.2.E. requires that the right-of-way be 
dedicated prior to the issuance of the project building permit.  Refer to Section XI for 
Condition of Approval regarding Dedication of Right-of-Way. 
 

Use of the Right of Way During Construction 
Applicants often request use of the right of way and of pedestrian easements for materials 
storage, construction trailers, hauling routes, fencing, barricades, loading and unloading and 
other temporary uses as well as for construction of utilities and street improvements. A Right of 
Way Use Permit for such activities must be acquired prior to issuance of any construction permit 
including demolition permit.  Sidewalks may not be closed except as specifically allowed by a 
Right of Way Use Permit.  Refer to Section XI for Condition of Approval regarding Right-of-
Way Use Permit. 
 
E. Building Division 
 
The plans for Design Review have not been sufficiently developed for a thorough review under 
the 2015 IBC (International Building Code), including amendments made by the State of 
Washington and the City of Bellevue. Complete review will occur under the Building permit 
application(s). The following comments are preliminary in nature and are not intended to be all-
inclusive or imply approval. 
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The following items are required to be addressed in the development of the plans for building 
permit. 
 
The plans currently show Tract K directly to the north of the proposed Brewpub which will be 
located on Parcel 12. Additionally, the Building Division understands that the property line 
between Tract K and Parcel 12 will be modified to run adjacent to the northern portion of the 
Brewpub structure. Exterior wall ratings, opening protection, and projections are required to be 
addressed in accordance with IBC Section 705, based on the fire separation distance. Fire 
separation distance is defined as the distance measured from the building face to one of the 
following (the distance is required to be measured at right angles from the face of the building 
wall). 
 

1. Closest interior lot line 
2. Centerline of a street, alley or public way 
3. An imaginary line between two buildings on the lot 

 
Given the proximity of the building to the property line, exterior walls would be required to be 
rated, and openings & projections would be prohibited. In order to avoid these requirements 
while being code compliant and meeting Land Use requirements, the Building Department 
requires legal documentation (title encumbrance/no build easement) that prohibits, in perpetuity, 
the construction of any building (any structure that has roof or floor area) on Tract K. This 
encumbrance/no build easement must be filed and recorded with King County, a copy of which 
must be submitted to the City prior to issuance of the Building permit. Refer to Section XI for 
Condition of Approval regarding No-Build Easement – Tract K. 
 
The Building Division requires legal documentation where property lines are modified. The legal 
documentation must be filed and recorded with King County, a copy of which must be submitted 
to the City prior to issuance of the Building permit. Refer to Section XI for Condition of 
Approval regarding Binding Site Plan Amendment.  
 
The plans currently show Tract C directly adjacent to the west of Parcel 12 (Brewpub). Exterior 
wall ratings, opening protection, and projections of the Brewpub are required to be addressed in 
accordance with IBC Section 705, based on the fire separation distance. Fire separation 
distance is defined as the distance measured from the building face to one of the following (the 
distance is required to be measured at right angles from the face of the building wall). 
 

1. Closest interior lot line 
2. Centerline of a street, alley or public way 
3. An imaginary line between two buildings on the lot 

 
Tract C does NOT qualify as public way. The fire separation distance for the Brewpub building 
would be required to be based on the eastern property line of Tract C. Given the proximity of the 
building to the property line, exterior walls would be required to be rated, opening protection 
would be required, and projections would be limited. In order to consider Tract C as ‘public way’ 
and meet Land Use requirements, the Building Department requires legal documentation (title 
encumbrance/no build easement) that prohibits, in perpetuity, the construction of any building 
(any structure that has roof or floor area) on Tract C. This encumbrance must be filed and 
recorded with King County, a copy of which must be submitted to the City prior to issuance of 
the Building permit. Refer to Section XI for Condition of Approval regarding No Build 
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Easement – Tract C. 
 
F. Fire 
 

The Fire Department has reviewed this proposal and recommends approval.   
 
G. Addressing 
 
For this project, the City of Bellevue will assign the building a new address based on where the 
primary ingress/egress to the building is located.  Frontage on a major or public road does not 
automatically mean that the addresses assigned will be off of that road if the primary access to 
the building is from an adjoining road or alley. Building addresses are assigned based on the 
location of the primary building entrance.   
 
Retail or commercial spaces that provide access to the public via exterior doors will be assigned 
storefront addresses independent of a building’s primary (shell) address.  The storefront 
addresses will depend on which road each unit fronts.  Retail or other commercial spaces 
accessed exclusively from an interior lobby or common area will share the building’s primary 
address and be assigned with suite numbers.  If desired, the City can also supply addresses for 
parking garage entrances and/or loading docks to facilitate way finding for customers and 
vendors. 
 
Based on the application materials submitted as part of permit 15-113318-DB and 15-121179-
LD, addresses for this project (including the building shell address and storefront addresses) 
could be assigned off of 122ND AVE NE and/or NE District Way.  The final addressing will 
depend on the final layout and design of the building.  The building address must be assigned 
prior to the Applicant submitting permits for building shells.  Permits for building shells should 
not be submitted under a primary project or parcel address.  Storefront addresses will be 
assigned after the final building plans are reviewed.  If you have any address-related questions, 
please contact Jami Fairleigh, the City’s Parcel and Address Coordinator.  Jami can be reached 
at (425) 452-4310 or via email at jfairleigh@bellevuewa.gov.  
 
Refer to Section XI for Condition of Approval regarding Addressing of Lots, Buildings 
and Storefronts.  
 
VII. STATE ENVIRONMENTAL POLICY ACT (SEPA) 
 
The environmental review indicates no probability of significant adverse environmental impacts 
occurring as a result of the proposed Design Review approval that are beyond those identified 
in the Bel-Red Corridor EIS and the Transportation Facilities Plan EIS. The Environmental 
Checklist together with information submitted (in the official file) adequately discloses expected 
environmental impacts associated with the proposed Design Review approval.  The City codes 
and requirements, including SEPA, Land Use Code, Noise Ordinance, Building Code and other 
construction codes adequately mitigate expected environmental impacts.  Therefore, issuance 
of a Determination of Non-Significance (DNS) is the appropriate threshold determination under 
the State Environmental Policy Act (SEPA) requirements, with incorporation by reference of: 

 
• The Bel-Red Corridor Project Draft and Final Environmental Impact Statement, 

issued July 19, 2007 and addendum. 
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• Final Environmental Impact Statement, 2016-2027, Transportation Facilities Plan, 
December 2015 

 
These documents are available in the Development Services Department, Records Room, 
Lobby Floor, Bellevue City Hall, 450 110th Avenue NE under file #05-127994-LE. 
 
Adverse impacts which are less than significant are typically subject to City Codes or Standards 
which are intended to mitigate those impacts.  Where such impacts and regulatory items 
correspond, further documentation is not necessary.  For other adverse impacts which are less 
than significant, Bellevue City Code, Section 22.02.140, provides substantive authority to mitigate 
impacts disclosed through the environmental review process.   

 

The following amendments to the Environmental Checklist are provided by the City of Bellevue.  
 
Transportation   
 
Long Term Impacts and Mitigation 
 
The long-term impacts of development projected to occur in the City by 2027 have been 
addressed in the City’s 2016 – 2027 Transportation Facilities Plan FEIS Addendum. The 
impacts of growth which are projected to occur within the City by 2027 are evaluated on the 
roadway network assuming that all the transportation improvement projects proposed in the 
City’s 2016 - 2027 Transportation Facilities Plan are in place. The Transportation Facilities Plan 
EIS divides the City into several Mobility Management Areas (MMAs) for analysis purposes.  
Block 12 lies within MMA #12, which has a 2027 total growth projection of 3,050,584 sf of office 
development, 490,338 sf of retail development, and a decrease of 1,901,793 sf in other 
development.  This development proposes 16,158 sf of office development, 4,271 sf of retail 
development, and 2,357 sf of other development. The volume of proposed office and retail 
development is within the assumptions of the Transportation Facilities Plan FEIS Addendum.  
The increase in other development is offset by the decrease in other development that was 
previously on the site in the Spring District, and will not result in any additional transportation 
impacts. 

  
Traffic impact fees are used by the City to fund street improvement projects to alleviate traffic 
congestion caused by the cumulative impacts of development throughout the City. Payment of 
the transportation impact fee, as required by BCC 22.16, contributes to the financing of 
transportation improvement projects in the current adopted Transportation Facilities Plan, and is 
considered to be adequate mitigation of long-term traffic impacts. Fee payment is required at 
the time of building permit issuance.  Refer to Section XI for Condition of Approval 
regarding Transportation Impact Fee.  

 
Mid-Range Impacts and Mitigation 
 
Project impacts anticipated to occur in the next six years are assessed through a concurrency 
analysis. The Traffic Standards Code (BCC 14.10) requires that development proposals 
generating 30 or more new p.m. peak hour trips undergo a traffic impact analysis to determine if 
the concurrency requirements of the State Growth Management Act are maintained.  

 
The Spring District Development Agreement and Master Development Plan allow concurrency 
to be analyzed by phase.  This project is part of the development included in Phase 1B of the 
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MDP.  A concurrency analysis was completed for Phase 1B in May 2016.   
 

Phase 1B will generate approximately 357 new p.m. peak hour trips, 48 of which are associated 
with this project.  The Phase 1B trips were distributed and then assigned to the street network 
using the City’s EMME-2 travel forecasting model with the current Capital Investment Program 
network. By adding the expected Phase 1B trips to the traffic volumes in the model, the area 
average levels of service were determined. To create a baseline condition for comparison, the 
levels of service were also determined using traffic volumes without the project-generated trips. 
In this project analysis, nine system intersections received 20 or more p.m. peak hour trips.  

 
Neither the maximum area-average levels of service nor the congestion allowances would be 
exceeded as a result of traffic generated from this proposal.  Therefore, Phase 1B passes the 
concurrency test and complies with the Traffic Standards Code.  The concurrency test results 
are included in the Transportation Department file for this development.  A concurrency 
determination for Phase 1B was issued on the date of issuance of the first land use decision for 
this phase in May 2016 (see Attachment G).  

 
The development agreement for The Spring District allows the concurrency approval each 
phase to be vested for a period of five years.  At the time of a complete building permit for each 
project in the phase, the concurrency reservation for each building will remain in effect for the 
life of the building permit application, pursuant to BCC 23.05.090.H.  Upon issuance of the 
building permit, concurrency is reserved for the life of the building permit as provided for in BCC 
23.05.100.E.   
 
Short Term Operational Impacts and Mitigation 
In March 2016, a Traffic Impact Analysis was prepared for Phase 1B.  In addition, a traffic 
memorandum was prepared for this project in July 2018 to supplement and update the Phase 
1B TIA.  The TIA was prepared to determine if impacts would be created that would require 
mitigation, and to confirm that the project is consistent with the TIA prepared for the MDP (as 
modified).  Because of modifications to the original development assumptions for the Spring 
District, the total volume of trips has been greatly reduced.  This project is expected to generate 
48 pm peak hour trips from the office and brewpub development.  This is fewer than anticipated 
in the MDP TIA and fits within the framework of the mitigation for the MDP that has already 
been constructed with other projects in the Spring District.  No further mitigation is required. 
 
Earth  
The affected geographic area is relatively level and paved with asphalt and concrete.  According 
to the geotechnical report of record, by Hart Crowser dated May 11, 2015, the soil within the site 
consists of fill over native, very dense, glacial soils typically consisting of gravelly to very 
gravelly, silty to very silty sand.  Groundwater is expected at about 28 to 35 feet below the 
current ground surface.  Limited perched groundwater on top of the native soils at the base of 
the historical fill soil is also likely to be expected.  Construction activities may encounter water 
which can be managed using conventional sumps and pumps; however, there is no 
underground building structure proposed as part of the project, so encountering groundwater is 
not likely to occur.    

 
The current undisturbed native silty soil on site is near optimum moisture content for 
compaction; however, it is very easy for this soil to become too wet to achieve a firm and 
unyielding subgrade, or too dry to achieve the minimum required compaction.  The historical 
native fill soils may be either too wet or too dry to use as structural fill without moisture 
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conditioning.  In the wet season it is not practical to attempt to dry this soil back to optimum 
moisture content after it has become too wet.  Therefore, it is recommended for earthwork to be 
conducted during the dry season.  If necessary, imported granular soil may be used as 
structural fill for the project.  Excavation and removal of the upper 1.5 to 3 feet of existing soil 
may be necessary, depending on the site conditions and weather.  

 

There is potential for erosion and sedimentation impacts as a result of the earth movement 
activities.  Applicants and permittees are responsible for preventing erosion and discharge of 
sediment and other pollutants into the storm and surface water system and receiving waters. A 
Construction Stormwater Pollution Prevention Plan (CSWPPP) prepared according to the 
Washington State Department of Ecology Stormwater Management minimum technical 
requirement # 2, will be required at time of Clearing and Grading permit application for this 
development. (Bellevue City Code 23.76) 

 
By incorporating the requirements of existing codes and standards, the recommendations 
included in the geotechnical report (including site management techniques), use of Best 
Management Practices for temporary erosion and sedimentation control, and rainy season 
restrictions, it is expected that anticipated impacts to earth resources will be adequately 
mitigated. 
 
Air Quality 
During construction, emissions to the air will be released by construction vehicles and heavy 
equipment. Following construction, emissions from employees and restaurant/brewery patron’s 
vehicles will be released. 
 
Construction would temporarily increase dust and vehicle emissions near the construction area. 
Mitigation will include using BMPs to control dust, covering exposed soils, and requiring idling 
vehicles to be shut off. Construction vehicles will be fitted with required, factory-installed 
emission control devices.  To reduce the potential of dust, construction accesses will be covered 
with rock or aggregate.  Dust emissions will also be reduced during construction through the use 
of spray water as necessary during dry weather conditions and planting disturbed areas with 
erosion control seed mix as soon as is practical.  Material stockpiles will also be covered or 
watered as necessary to control dust.  These are standard practices imposed on the Clearing & 
Grading permit. (Bellevue City Code 23.76) 
 
Construction vehicles and heavy construction equipment shall emit the least amount of air 
pollution as possible.  While on city streets, all construction vehicles shall meet the requirements 
of the Revised Code of Washington 46.61.655 for covered loads.  Refer to Section XI for 
Condition of Approval regarding Air Pollution from Construction Vehicles and 
Equipment. 
 
The Bel-Red Corridor DEIS states that to the extent that pollutant-generating land uses (i.e. 
repair shops, drycleaners) redevelop over time within the Bel-Red Corridor, overall emissions 
would be lower in the future than they are now.  And, that despite the predicted increase in 
traffic volumes and emissions, the Bel-Red Corridor redevelopment is not likely to result in any 
exceedance of the air quality standards.  Maintaining traffic flow will reduce vehicles idling and, 
therefore, reduce pollutant emissions from vehicles. With the future light rail trips, pollutant 
emissions from vehicles are assumed to be further reduced. 

 
The applicant provided a technical memorandum by JMJ Team, civil engineering consultants, 
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dated August 14, 2015 (see Attachment D) which describes the anticipated greenhouse gas 
emissions associated with the construction and operation of the proposed development.  

 
Need for Qualitative or Quantitative Disclosure 
Washington Department of Ecology (Ecology) has jurisdiction over air quality in Washington 
State. The City of Bellevue does not have code authority to regulate air quality which is under 
the jurisdiction of Ecology.  Ecology provides thresholds based on building type and square 
footage to estimate the annual CO2e from the buildings and associated traffic. The analysis 
compares the estimated change in GHG emissions for the project to the State of Washington 
GHG reporting thresholds Chapter 173-441 WAC, Reporting of Emission of Greenhouse Gases.   
 
Greenhouse Gas Emissions 
 
Facilities that emit at least 10,000 metric tons of carbon dioxide equivalent (CO2e) per year in 
Washington are required to report their greenhouse gas emissions to the Department of 
Ecology.  The expected sources of emissions for the proposed development include embodied 
emissions created through the manufacturing, transportation, construction and disposal of 
building materials as well as emissions created through landscape disturbance.  Emissions 
associated with the operation of the project include building energy usage and maintenance as 
well as vehicle trips accessing the site.  
 
The project has been estimated using the King County Department of Development and 
Environmental Services SEPA GHG Emissions Worksheet, Version 1.7.  No mitigation 
reductions in MTCO2e emissions were applied to these calculations.  As shown in the table 
below, the proposed project does not meet the 10,000 MTCO2e threshold to prompt a 
qualitative analysis of greenhouse gas emissions, nor does it meet the 25,000 MTCO2e 
threshold of new emissions to trigger a quantitative analysis. 
 

GHG Emissions Worksheet – Parcel 12 

 

Building Use Area Lifespan 
Emissions 

Estimated 
Lifespan 

Annual 
Emissions 

Food Service 4,271 SF 10,895 MTCO2e 100 years 108 MTCO2e 
Office 16,077 SF 21,590 MTCO2e 100 years 216 MTCO2e 
Brewery 2,357 SF 5,775 MTCO2e 100 years 58 MTCO2e 
   Total 382 MTCO2e 

 

This developments project’s emissions would be below the State of Washington reporting 
threshold of 10,000 cubic metric tons and therefore less than significant.  However, it should be 
noted that low-impact development methods apply to the entire Spring District MDP, which 
includes the subject development.  Mitigation measures for potential impacts to air quality 
include: 
 

1. Transit-Oriented Development: These mitigation measures include transit‐oriented 
development (light rail station, walkable community, multi‐use path with regional 
connection, and mixed‐use development) and low impact development techniques 
which may include rain gardens, bioretention, porous concrete, and LEED® certified 
buildings. These techniques can reduce the emissions by at least 11% compared to 
the no‐mitigation option.  
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2. Building Lifespan: These mitigation measures include applicant commitment to 
ecological construction, green building management and a practice of energy 
conservation. Other mitigation measures include adaptive building reuse, sustainably 
grown and regionally produced products (i.e. extracted, harvested, or recovered 
within 500 miles of the project) and high-performance systems (i.e. ventilation, HVAC 
systems, water conservation strategies). Additional mitigation measures include 
applicant commitment to waste reduction, as well as, reuse and recycling in all 
buildings. By selecting durable and less energy consuming building components (i.e. 
durable shell, permanent interior systems), the applicant has a proven history of 
sustainable 100-year buildings. This extended lifespan reduces the average annual 
MTCO2e emissions over the life of the building.  

 
3. Other Mitigation Measures.  While it is difficult to quantify the MTCO2e reductions of 

many low impact development techniques, the following features will provide 
additional emissions reductions: 

 
• Bike and Pedestrian Facilities: Bike and pedestrian facilities will encourage non-

motorized transportation that will further reduce the number of vehicle trips. 
 

• LEED Building Design: Buildings and site design meeting LEED standards will 
result in energy efficiencies and possible water reuse.  During construction, 
materials will be recycled where possible. This mitigation reduces stationary 
combustion emission sources. 

 
• Low Impact Development (LID): LID techniques include bio retention cells (rain 

gardens) to treat pollution-generating surfaces and green roof treatments. 
 
Odors and Noise 
Restaurant and brewery exhaust vents shall be located and designed to avoid pedestrian 
impacts, including odors and noise to ensure a pleasant pedestrian experience along public 
right-of-way.  The applicant shall provide certification by a noise consultant that the noise from 
the exhaust fans will not exceed 60 dBA, and a determination that the velocity and direction of 
airflow from the exhaust system(s) within the pedestrian areas will not exceed 500 CFM.  This 
documentation shall be submitted and reviewed with the application for a building permit.  Refer 
to Section XI for Condition of Approval regarding Restaurant and Brewery Exhaust Vents 
and Certification by a Noise Consultant.  
 
Plants and Animals 
The existing .45-acre project limit was a light industrial site with 100% existing impervious 
surface. Upon completion of the Design Review proposal, the overall impervious surface will be 
reduced from 100% to 99.5%.  With the installation of site landscaping i.e. beer garden and 
streetscape, there will be the opportunity for new plant material (native/ornamental).  It is 
anticipated that small urban animals and native birds will occupy the site area.  
 

Light and Glare 
There is the potential for light and glare with the exterior building lights during the night from an 
office building and the commercial tenant space. Potential light and glare impacts will extend to 
adjacent residential units and any businesses that operate after dark, in addition to 
vehicular/pedestrian traffic along adjacent streets.  In order to mitigate potential impacts to 
adjacent vehicular drivers/businesses/residents, any light source emitting from the project area 
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shall incorporate cutoff shields and be designed so as not to result in light and glare spillover 
offsite. Refer to Section XI for Condition of Approval regarding Shielded Lights.  
 
VIII. CHANGES TO PROPOSAL DUE TO CITY REVIEW  
 

A. Land Use Division 
The Land Use Division reviewed the proposal and requested the following: 

• Warmer tone/color for soffits of the building and corresponding seating benches. 
• Clarification on location of required parking for development i.e. Parcel 13 or 

Tract K.  
• Requested landscaping along the northern property boundary with Tract K. 

 

IX. DECISION CRITERIA 

 

Per Land Use Code 20.30F.145, the Director may approve or approve with modifications an 
application for Design Review if: 
 
A. The proposal is consistent with the Comprehensive Plan. 
 

Finding: The proposal, as conditioned, is consistent with the Comprehensive Plan and 
Bel-Red Subarea Plan.  Staff has reviewed the policies which apply to the project and 
has determined that those applicable policies will be implemented through the 
application of City Codes and the adopted Design Guidelines identified in the Bel-Red 
Chapter of the Land Use Code. Refer to Section XI for Conditions of Approval 
regarding Project Plans, Conditions of Approval, Building Materials/Details and 
Color Samples, Sign Master Plan, Approval Recording. 

 
The proposal is consistent with the Comprehensive Plan, including the following goals 
and policies from the Bel-Red Subarea Plan: 
 

1) Vision: 
 

• The Bel-Red corridor in 2030 will be an area that is unique within the city 
of Bellevue and the entire Puget Sound region. It will be an area where 
thriving businesses will be adjacent to, and sometimes mixed with, livable 
neighborhoods, all served by a multi-modal transportation system that 
connects the area to the greater city and region. The area will also be 
distinguished by environmental and community amenities that will serve 
residents and employees in the area, as well as residents from 
surrounding neighborhoods and the entire city. The area will transition 
gracefully over time, with existing businesses being accommodated while 
new types of development will occur as conditions warrant. 

• Bel-Red will be home to major employers, types of businesses and 
employment sectors unique to this part of Bellevue, and services that are 
important to the local community. 

• Vibrant, diverse and walkable neighborhoods: Neighborhoods will have a 
pedestrian friendly and walkable character, with convenient access to 
shopping, jobs, and community amenities, and will also be well connected 
to the larger city and region. 
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• A sense of place:  Bel-Red and the neighborhoods within it will have a 
character that is different from Downtown Bellevue, Overlake or other 
Bellevue neighborhoods.  The area will build on its industrial past, and 
recall its natural, agricultural and ethnic heritage, while incorporating new 
development types that offer a unique experience for residents and 
employees.   

 
Finding: 
The proposed Brew Pub/Office project is consistent with the goals and 
policies of the Bel-Red Subarea Plan.  The proposal implements the vision of 
the Bel-Red Subarea Plan by providing a new building within the Spring 
District that will contain a brewery (manufacturing) and associated restaurant 
as well as an office space.  Both the restaurant and brewery will be located at 
the ground level which helps to provide activation of the sidewalk on the 
south side of the building in addition to the adjacent park spaces to the west 
and north.  These businesses will also help to provide new unique uses for 
the adjacent residential units to the south and west, as well as the future 
office employees to the north and east and university students to the east.   
 

2) Land Use Goal: To develop a land use pattern that is environmentally 
sustainable and economically vibrant, and that creates distinctive new 
commercial and residential neighborhoods for the Eastside. 

 
POLICY S-BR-6. Concentrate the majority of future Bel-Red growth into a 
series of mixed use, pedestrian-friendly and transit-oriented development 
nodes, with higher density and height therein, as enabled through a land use 
incentive system. Within each node, provide for tiered building heights, with 
maximums at the center. 
 
POLICY S-BR-8. Encourage mixed use development, promoting 
opportunities to live, work, shop, and recreate within close proximity. 

 
Finding: 
The proposed Brew Pub/Office proposal meets the Land Use goals and 
policies of the Bel-Red Subarea plan noted above. The brew pub includes a 
manufacturing component which will be the first use of its type to be 
constructed in the 36-acre Spring District Master Development Plan area.  
The associated restaurant (pub) and outdoor beer garden at the ground level 
will further enhance the pedestrian environment and help to activate the 
adjacent park space to the west and planned park space to the north.  Overall 
this new unique use will be supported by the adjacent mixed-use 
development within the greater Spring District, including residential, office 
and university uses.  

 
3) Urban Design Goal: To achieve a design character that results in 

aesthetically beautiful, distinctive, and long-lasting places that evoke a strong 
sense of Bellevue and the Northwest, and a dynamic public realm that 
encourages social interaction. 

 
POLICY S-BR-14. Use design guidelines to promote pedestrian-friendly and 
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transit-oriented design, ensure quality and a sense of permanence, promote 
environmental sustainability, and create a distinct sense of place. Conduct 
design review for all mixed use, office and residentially designated areas of 
the Subarea. Apply additional depth and attention to the details of design 
review within transit-oriented development nodes. 

 
Discussion: Design review should pay special attention to creating a 
pedestrian-friendly environment, by helping to create vibrant, 
interesting, safe, walkable and interconnected sites. 

 
POLICY S-BR-16. Encourage place-making and a dynamic public realm by 
integrating publicly accessible plazas, open spaces and other gathering 
places with development, in public and private projects. 

 
Policy S-BR-19.  Encourage the use of building materials that are of high 
quality and durability, are appropriate for the area climate, and that have a 
sense of permanence. 
 
Policy S-BR-20.  Reinforce the area’s sense of place and Northwest 
provenance by encouraging innovative building and site design, construction 
techniques and materials that reflect the industrial roots of the area while 
emphasizing the emerging urban character of Bel-Red. 

 
Finding: 
The Urban Design goals and policies of the Bel-Red Subarea Plan are 
incorporated into the Brew Pub/Office proposal. The proposed building, while 
smaller than many of the other adjacent buildings within the Spring District 
will create a distinct sense of place at the intersection of District Way and 
122nd Avenue NE within the Spring District MDP.  The project is subject to the 
plans submitted and attached.  Refer to Section XI for Condition of 
Approval regarding Project Plans.  The proposed building will be a 3-story 
office/brewery/restaurant building that incorporates industrial type materials 
with the use of brick and corrugated metal siding.  The brewery operations 
will be a unique use within the larger Spring District neighborhood, which will 
provide a new place to hang out and dine adjacent to the existing and future 
planned public park spaces.  
 
The proposed outdoor courtyard/beer garden on the west side of the building 
is designed to complement the building structure and proposed microbrewery 
operations, while also fitting into the greater outdoor public park space to the 
west and to the north.  Minimal landscaping is proposed within the outdoor 
space, with only planter boxes along the north side of the beer garden, as this 
area is adjacent to two public park spaces which have been designed with 
various landscape elements, including trees, open lawn and vegetable 
gardens.   

 
The applicant will provide a master sign package for consistency in signage 
within the project.  Refer to Section XI for Condition of Approval 
regarding Sign Master Plan. 
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4) Environment:  To redevelop the Bel-Red area as a model of environmental 
sustainability, realizing opportunities provided by new development to 
achieve significant improvements over current conditions. 
 
Policy S-BR-28.  Encourage natural drainage practices where feasible in 
public and private projects, as an alternative to traditional storm water 
treatment and control.  Allow natural drainage practices to offset traditional 
treatment and control standards to the extent practicable and provide other 
incentives to promote their use if needed. 
 
Finding: 
Along the streets within The Spring District, low impact development 
techniques in the form of storm water bio retention facilities are located within 
streetscape planter areas.  This project includes these facilities along the 
southern and eastern sides of the development.   
 

5) Parks and Open Space Goal: To create a robust, aesthetically beautiful, 
and functional parks and open space system that serves the needs of Bel-
Red and the broader community, and that connects with and complements 
the larger Bellevue parks and open space system. 

 
POLICY S-BR-39. Promote the development of “green streets” throughout 
the corridor, with an abundance of street trees and areas of landscaping to 
improve and reduce the amount of stormwater runoff, be aesthetically 
pleasing, and provide an attractive pedestrian experience. 
 
Finding: 
Along the streets within The Spring District, the developer, Wright-Runstad, 
has provided the required local street landscaping, which includes street 
trees, planting strips, tree wells and rain gardens.  In addition, a public park 
has been created west of the project site, with another park planned north of 
this development, both of which will provide recreational opportunities for the 
Spring District neighborhood. 

 
6) Transportation Goal: To create a more complete, connected, and well-

balanced transportation system, while protecting neighborhoods from 
spillover traffic impacts and while ensuring that transportation investments 
contribute to the area’s sense of place and sustainability. 
 
POLICY S-BR-57.  Encourage garage and service vehicle access via local 
and secondary streets and alleys.  Limit access points along arterial streets. 
 
POLICY S-BR-60.  Include on-street parking where it contributes to the 
pedestrian environment and other elements of the desired neighborhood 
character. 
 
POLICY S-BR-63.  Improve pedestrian connectivity and the quality of the 
pedestrian environment with a comprehensive sidewalk and trail system, 
including through-block pedestrian connections, and mid-block crossings.  
Include pedestrian amenities such as pedestrian-scaled lighting, seating, 
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transit shelters and weather protection. 
 

Finding: 
The developer, Wright-Runstad, has provided the required local streets 
for the subject site, which include on-street parking areas on the south 
and east side of the building.  The proposed project will include a 
singular access point to the development off of 122nd Avenue NE, which 
is a private road.  General loading and deliveries along with 
refuse/recycling pick up will be located within this loading area.  A 
pedestrian connection will be established on the west side of the 
building, which will connect the public right of way (sidewalk fronting 
development) to the outdoor beer garden and adjacent park space to the 
west, along with future park space planned north of this development.    

 
B. The proposal complies with the applicable requirements of this Code. 
 

As conditioned, the proposal complies with applicable requirements of the Land Use 
Code: 
 

• Dimensional requirements. 

• Parking/Loading requirements. 

• Local Street requirements.  

• Building and Site Design requirements. 

• FAR Amenity Incentive System. 

• Use charts. 

• Catalyst Project. 

• Bel-Red Corridor Plan. 

• The Spring District Master Development Plan. 

• The Spring District Development Agreement. 
 
See Section III, Consistency with Land Use Code/Zoning Requirements. 
See Section V, Technical Review. 

 
C. The proposal addresses all applicable design guidelines or criteria of this Code in 

a manner which fulfills their purpose and intent.   
 
As conditioned, the proposal complies with applicable requirements of the Land Use 
Code.  Refer to Section I.B, Building Design and I.C, Design Intent, for discussions on 
overall design of the proposal.  In addition, refer to Section III, Consistency with Land 
Use Code/Zoning Requirements and Section IV, Consistency with the Spring District 
Development Agreement (DA) and Master Development Plan (MDP for additional design 
requirements. 

 
D. The proposal is compatible with and responds to the existing or intended 

character, appearance, quality of development and physical characteristics of the 
subject property and immediate vicinity. 

 
As conditioned, the project meets this criterion. See responses to Criteria VIII.A-D 
above. 



The Spring District Block 12 – Brew Pub  
15-121179-LD 
Page 50 of 61 

 

 

 
E. The proposal will be served by adequate public facilities including streets, fire 

protection, and utilities. 
 

All urban level public utilities/infrastructure are available to the site or will be 
constructed/installed within the development.  All city departments have reviewed the 
proposal and required associated conditions, as necessary. See Section V. for Technical 
Review. 

 
X. DECISION 
 

After reviewing the proposal for consistency with applicable City of Bellevue 
requirements, policies, development standards, and SEPA, the Director hereby 
APPROVES WITH CONDITIONS THE DESIGN REVIEW APPLICATION FOR THE 
SPRING DISTRICT BLOCK 12 – BREW PUB. 

 
XI. CONDITIONS OF APPROVAL 
 
COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES: 
 

NOTE – Vested Status of the Design Review approval:  The vested status of the Design 
Review approval is per Land Use Code 20.25D.035.B and the Development Agreement, signed 
July 10, 2009 and recorded September 11, 2009, recording number #200909110002269. These 
provisions allow for extended vesting up to a maximum of 15 years from the date of the City’s 
final decision, unless a completed building permit application is filed before the end of the 15 
year term.  Upon issuance of a building permit, the vested status of a land use permit or 
approval shall be automatically extended for the life of the project.  
 

COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES:  The applicant shall 
comply with all applicable Bellevue City Codes (BCC) and Ordinances including but not limited 
to: 
 

Clearing and Grading Code - BCC 23.76 Savina Uzunow 425-452-7860 
Bellevue Development Standards Savina Uzunow 425-452-7860 
Transportation Code - BCC 14.60 Molly A. Johnson 425-452-6175 
Trans. Development Review - BCC.22.16 Molly A. Johnson 425-452-6175 
Right-of-Way Use Permit - BCC 14.30 Tim Stever 425-425-4294 
Bellevue Utilities Code - BCC Title 24 Chris Brookes 425-452-6825 
Construction Codes - BCC Title 23 Brian Smith 425-452-4257 
Structural Codes – BCC Title 23 Brian Smith 425-452-4257 
Land Use Code - BCC Title 20 Laurie Tyler 425-452-2728 
Sign Code - BCC Title 22B Laurie Tyler 425-452-2728 
Noise Control - BCC 9.18 Laurie Tyler 425-452-2728 
Uniform Fire Code - BCC 23.11 Sean Nichols 425-452-2926 

Transportation Department Design Manual Molly A. Johnson 425-452-6175 
The Bel-Red Corridor Plan Streetscape Character, 
Guidelines, and Standards 

Molly A. Johnson 
Laurie Tyler 

425-452-6175 
425-452-2728 

Addressing Jami Fairleigh 425-452-4310 
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A. GENERAL CONDITIONS: The following conditions apply to all phases of development. 
 
 TRANSPORTATION DEPARTMENT CONDITIONS (GENERAL) 
 

1. PROVISIONS FOR LOADING 
The property owner shall provide an off-street loading space in the building garage 
which can access a public street.  This must include an off-street location for garbage 
pick-up, which must be acceptable to the garbage hauler. On-street loading and 
unloading in the public right-of-way will not be permitted. 
 
AUTHORITY:   LUC 20.20.590.K.4; BCC 14.60.180 
Reviewer:    Molly Johnson, Transportation 

 
 UTILITIES DEPARTMENT CONDITIONS (GENERAL) 
 
 2. PRELIMINARY DESIGN, UTILITY CODES AND ENGINEERING STANDARDS 

Utility review has been completed on the preliminary information submitted at the time of 
this application. The review has no implied approvals for water, sewer and storm 
drainage components of the project. A Utility Extension Agreement will be required for 
review and approval of the utility design for water, sewer, and storm and has already 
been submitted under permit number 16-123956 UE. The applicant will be required to 
apply for a separate over-the-counter water service application for any additional water 
connections or services. The side sewer connection will be reviewed and permitted 
under a separate commercial side sewer permit. The applicant may apply for the side 
sewer connection permit when preconstruction items are submitted. Submittal of the 
Utility Extension will coincide with future clearing and grading permit review. Final civil 
engineering may require changes to the site layout to accommodate the utilities.  

 
 AUTHORITY:  BCC 24.02, 24.04, 24.06 
 REVIEWER:  Chris Brookes, Utilities 

 

 LAND USE DIVISION CONDITIONS (GENERAL) 

 

3. DEVELOPMENT AGREEMENT AND MASTER DEVELOPMENT PLAN 
The applicant is subject to all conditions and requirements of the Development 
Agreement between the City and Applicant, signed July 10, 2009 and recorded 
September 11, 2009 recording number #200909110002269. The applicant is also 
subject to all approval conditions of the Master Development Plan (File number 11-
125943 LP) approved May 3, 2012 by Development Services and affirmed by the 
Hearing Examiner on October 8, 2012 (File number AAD 12-41). 
 
AUTHORITY: Development Agreement, signed July 10, 2009 and recorded 

September 11, 2009, recording number #200909110002269 
Master Development Plan (File number 11-125943 LP) approved 
May 3, 2012 by Development Services and affirmed by the 
Hearing Examiner on October 8, 2012 (File number AAD 12-41). 

 
REVIEWER:  Laurie Tyler, Land Use  
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4. PROJECT PLANS 
The project is subject to the plans submitted September 13, 2018 and attached. 

 
AUTHORITY:  Bellevue City Code 20.35.230  
REVIEWER:  Laurie Tyler, Land Use  
 
5. CONSTRUCTION NOISE HOURS  
Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through 
Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for Federal holidays and as 
further defined by the Bellevue City Code.  Exceptions to the construction noise hours 
limitation contained in the Noise Control Code MAY be granted pursuant to 9.18.020C.1 
when necessary to accommodate construction which cannot be undertaken during 
exempt hours.  Written requests for exemption from the Noise Control Code must be 
submitted two weeks prior to the scheduled onset of extended hour construction activity.  
 
AUTHORITY:  Bellevue City Code 9.18.020, .040  
REVIEWER:  Laurie Tyler, Land Use  

 
6. USE OF BEST AVAILABLE NOISE ABATEMENT TECHNOLOGY 
The use of best available noise abatement technology consistent with feasibility is 
required during construction to mitigate construction noise impacts to surrounding uses. 
 
AUTHORITY:  Bellevue City Code 9.18.020.F 
REVIEWER:  Laurie Tyler, Land Use  
 
7. MODIFICATION TO THE DESIGN REVIEW PLANS 
Any modification to this approval shall be processed as either a Land Use Exemption or 
a new Design Review.  The applicant shall demonstrate compliance with the Land Use 
Code consistent with the Governing Regulations section of the Development Agreement.  
Any modification of the project design must be reviewed for consistency with the design 
intent as stated in Section I.C of this report. Conditions of Approval run for the life of the 
project. 
 
AUTHORITY:  Land Use Code 20.30F.175, Development Agreement Section C 
REVIEWER:  Laurie Tyler, Land Use 

 

 8. CONDITIONS OF APPROVAL 
A copy of these conditions of approval shall be copied onto a plan sheet at the beginning 
of the plan set(s) submitted for building permits. 
 
AUTHORITY:  Land Use Code 20.35.230 
REVIEWER:  Laurie Tyler, Land Use 
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B. PRIOR TO CLEARING & GRADING (CG) PERMIT ISSUANCE:  The following 
conditions are imposed to ensure compliance with the relevant decision criteria and 
Code requirements.  These conditions must be complied with on plans submitted with 
the Clearing & Grading and Demolition permit applications: 
 
TRANSPORTATION DEPARTMENT CONDITIONS (prior to CG issuance) 
 
9. RIGHT-OF-WAY USE PERMIT  
Prior to issuance of any construction or clearing and grading permit, the applicant shall 
secure applicable right-of-way use permits from the City’s Transportation Department, 
which may include: 

a) Designated truck hauling routes. 

b) Truck loading/unloading activities. 

c) Location of construction fences. 

d) Hours of construction and hauling. 

e) Requirements for leasing of right of way or pedestrian easements. 

f) Provisions for street sweeping, excavation and construction. 

g) Location of construction signing and pedestrian detour routes. 

h) Trench restoration on public streets. 

i) All other construction activities as they affect the public street system. 
 
In addition, the applicant shall submit for review and approval a plan for providing 
pedestrian access during construction of this project. Access shall be provided at all 
times during the construction process, except when specific construction activities such 
as shoring, foundation work, and construction of frontage improvements prevent access. 
General materials storage and contractor convenience are not reasons for preventing 
access.  
 
The applicant shall secure sufficient off-street parking for construction workers 
before the issuance of a clearing and grading, building, a foundation or demolition 
permit. 
 
AUTHORITY:   BCC 11.70 & 14.30 
REVIEWER:   Tim Stever, Right-of-Way 
 
10. CIVIL ENGINEERING PLANS – TRANSPORTATION    
Civil engineering plans produced by a qualified engineer must be approved by the 
Transportation Department prior to issuance of the clearing and grading permit. The 
design of all street frontage improvements and driveway accesses must be in 
conformance with the requirements of the Americans with Disabilities Act, the 
Transportation Development Code, the provisions of the Transportation Department 
Design Manual, and specific requirements stated elsewhere in this document.  All 
relevant standard drawings from the Transportation Department Design Manual shall be 
copied exactly into the final engineering plans.  Requirements for the engineering plans 
include, but are not limited to: 
 
a) Sidewalk improvements on 122nd Avenue NE necessary to provide a minimum 6-foot 

wide sidewalk. 
b) Streetlight plans for NE District Way and 122nd Avenue NE showing that the tertiary 
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streetlight standards are met. 
c) Traffic signs and markings.   
d) Curb, gutter, sidewalk, and driveway approach design for the frontage improvement 

modifications. The engineering plans shall be the controlling document on the design 
of these features; architectural and landscape plans must conform to the engineering 
plans as needed. 

e) Curb ramps and crosswalk revisions.  
f) Installation or relocation of streetlights and related equipment if not completed by 

others. 
g) Undergrounding of existing overhead utility lines, which should be coordinated with 

adjacent sites. Transformers and utility vaults to serve the building shall be placed 
inside the building or below grade, to the extent feasible. 

h) Sight distance. Show the required sight triangles and include any sight obstructions, 
including those off-site. Sight distance triangles must be shown at all driveway 
locations and must consider all fixed objects and mature landscape vegetation. 
Vertical as well as horizontal line of sight must be considered when checking for 
sight distance. 

i) Landings on sloping approaches are not to exceed a 7% slope for a distance of 30 
feet approaching the back edge of sidewalk.  Driveway grade must be designed to 
prevent vehicles from bottoming out due to abrupt changes in grade. 

j) Location of fixed objects in the sidewalk or near the driveway approach. 
k) Trench restoration within any right of way or access easement. 
 
Construction of all street and street frontage improvements must be completed prior to 
closing the clear and grade permit and right of way use permit for this project. A Design 
Justification Form must be provided to the Transportation Department for any aspect of 
any pedestrian route adjacent to or across any street that cannot feasibly be made to 
comply with ADA standards. Design Justification Forms must be provided prior to 
approval of the clear and grade plans for any deviations from standards that are known 
in advance. Forms provided in advance may need to be updated prior to project 
completion. For any deviations from standards that are not known in advance, Forms 
must be provided prior to project completion. 
 
AUTHORITY: BCC 14.60; Transportation Department Design Manual; 

Americans with Disabilities Act 
REVIEWER:    Molly Johnson, Transportation 

 
LAND USE DIVISION CONDITIONS (prior to CG issuance) 

 
11. AIR POLLUTION FROM CONSTRUCTION VEHICLES AND EQUIPMENT 
Construction vehicles and heavy construction equipment shall emit the least amount of 
air pollution as possible.  While on city streets, all construction vehicles shall meet the 
requirements of the Revised Code of Washington 46.61.655 for covered loads. 
 
AUTHORITY: State Environmental Policy Act, Bellevue City Code, 23.76, 

Revised Code of Washington 46.61.655  
REVIEWER:  Laurie Tyler, Land Use  
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12. FINAL LANDSCAPE PLAN 
A final landscape plan and irrigation plan shall be submitted with the Clearing and 
Grading application for review by Land Use.  Provide details for any electrical outlets that 
are proposed to be located within the planting strips. 

 
AUTHORITY:  Land Use Code 20.20.520.I   
REVIEWER:   Laurie Tyler, Land Use 

 
C. PRIOR TO BUILDING PERMIT (BP) ISSUANCE: The following conditions are required 

by City Code.  Unless specified otherwise below, these conditions must be complied with 
on plans submitted with the Building Permit application: 
 
TRANSPORTATION DEPARTMENT CONDITIONS (prior to BP issuance) 
 
13. TRANSPORTATION IMPACT FEE 
Payment of the traffic impact fee will be required at the time of building permit issuance. 
If multiple building permits will be issued, the impact fee will be tied to the primary 
above-ground permit.  Impact fees are subject to change and the fee schedule in effect 
at the time of building permit issuance will apply. 
 
AUTHORITY:  BCC 22.16     
REVIEWER:    Molly Johnson, Transportation 
 
14. BUILDING AND SITE PLANS – TRANSPORTATION  
The building grade and elevations shall be consistent with the curb and sidewalk grade 
shown in the approved civil engineering plans.  During construction, city inspectors may 
require additional survey work at any time in order to confirm proper elevations.  Building 
plans, landscaping plans, and architectural site plans must accommodate on-site traffic 
markings and signs and driveway design as specified in the engineering plans.  Building 
plans, landscaping plans, and architectural site plans must comply with vehicle and 
pedestrian sight distance requirements, as shown on the engineering plans. 
 
AUTHORITY:  BCC 14.60.060; 110; 120; 150; 180; 181; 190; 240; 241  
REVIEWER:    Molly Johnson, Transportation 

 
15. EXISTING EASEMENTS 
Any utility easements contained on this site which are affected by this development must 
be identified.  Any negative impact that this development has on those easements must 
be mitigated or easements relinquished.   
 
AUTHORITY:    BCC 14.60.100 
REVIEWER:          Tim Stever, Right-of-Way 
 
16. SIDEWALK/UTILITY/ACCESS EASEMENTS 
The applicant shall provide sidewalk, utility, and access easements to the City such that 
sidewalks and pedestrian paths outside of the City right of way are located within a 
pedestrian easement area if these have not already been recorded. 
 
AUTHORITY:   BCC 14.60.100 
REVIEWER:    Molly Johnson, Transportation 
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17. DEDICATION OF RIGHT OF WAY 
The applicant shall dedicate right of way to the City along the property frontage such that 
street improvements to the back of curb are located within the public right of way.  
AUTHORITY:   BCC 14.60.090 
REVIEWER:    Molly Johnson, Transportation 
 
BUILDING DEPARMENT CONDITIONS (prior to BP issuance) 
 
18. BINDING SITE PLAN AMENDMENT 
The Building Division requires the developer to provide legal documentation, prior to 
issuance of any building permit, that buildings will not cross property lines. Provide legal 
documentation of revised lot lines.  A binding site plan amendment shall be submitted and 
recorded following review by City Staff to approve the revised property boundary lines for 
the subject site.   
 
AUTHORITY:  IBC 705, Chapter 2, Land Use Code 20.30F.165.C 
REVIEWER:  Douglas Beck, Building 
   Laurie Tyler, Land Use 
 
19. NO-BUILD EASEMENT – TRACT K 
The Building Division requires legal documentation (title encumbrance/no build 
easement) that prohibits, in perpetuity, the construction of any building (any structure 
that has roof or floor area) on Tract K that would cause the proposed building to be in 
violation of any building codes. This encumbrance/no build easement must be filed and 
recorded with King County, a copy of which must be submitted to the City prior to 
issuance of any Building permit. 

 
AUTHORITY:  IBC 705, Chapter 2 
REVIEWER:  Douglas Beck, Building 

 
20. NO-BUILD EASEMENT – TRACT C 
The Building Division requires legal documentation (title encumbrance/no build 
easement) that prohibits, in perpetuity, the construction of any building (any structure 
that has roof or floor area) on Tract C that would cause the proposed building to be in 
violation of any building codes. This encumbrance/no build easement must be filed and 
recorded with King County, a copy of which must be submitted to the City prior to 
issuance of any Building permit. 

 
AUTHORITY:  IBC 705, Chapter 2 
REVIEWER:  Douglas Beck, Building 

 
LAND USE DIVISION CONDITIONS (prior to BP issuance) 
 
21. MAXIMUM IMPERVIOUS SURFACE/LOT COVERAGE 
The maximum impervious surface/lot coverage MDP wide shall be 75%, per Land Use 
Code 20.25D.080 and the approved Master Development Plan. 
 
AUTHORITY:  Land Use Code 20.25D.080; Master Development Plan 
REVIEWER:  Laurie Tyler, Land Use 
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 22. RESTAURANT AND BREWERY EXHAUST FANS 

Restaurant and Brewery exhaust fans/vents shall be located and designed to avoid 
pedestrian impacts, including odors and noise to ensure a pleasant pedestrian 
experience along public right of way, as well as any public patron areas of the brewery 
and restaurant.  
 
AUTHORITY:  Land Use Code 20.30F.145 
REVIEWER:  Laurie Tyler, Land Use 

 
23. CERTIFICATION BY A NOISE CONSULTANT 
The applicant shall provide certification by a noise consultant that the noise from the 
exhaust fans will not exceed 60 dBA and a determination from the noise consultant that 
the velocity and direction of airflow from the exhaust system within pedestrian areas not 
exceed 500 CFM. 
 
AUTHORITY:  Bellevue City Code 9.18.030 and Land Use Code 20.30F.145 
REVIEWER:  Laurie Tyler, Land Use  
 
24. VISION GLASS 
The applicant shall portray vision glass along the storefronts and office lobbies to 
provide a high level of pedestrian interest. Storefronts and office lobbies shall not be 
substantially closed or blocked from view.  
 
AUTHORITY:  Land Use Code 20.25D.150.D 
REVIEWER:  Laurie Tyler, Land Use 
 
25. BUILDING MATERIALS/DETAILS AND COLOR SAMPLES 
The development is subject to the building materials/details and color samples as 
indicated on the attached plans.  Any changes to colors and/or materials shall be 
reviewed and approved by Land Use as a Land Use Exemption.  
 
AUTHORITY:  Land Use Code 20.25D.150.D, 20.30F.175 
REVIEWER:  Laurie Tyler, Land Use 

 
26. MECHANICAL EQUIPMENT SCREENING 
Roof plans submitted for the building permit application shall indicate locations of 
mechanical equipment, including any communication equipment such as satellite dishes. 
The applicant shall demonstrate that screening for rooftop mechanical equipment is 
architecturally integrated with the building. Screening shall be provided so that rooftop 
mechanical equipment is not visible from adjacent streets and public sidewalks, in 
addition to screening from above from adjacent buildings which have views over the 
subject building.  All HVAC rooftop equipment shall be consolidated and screened, 
including painting of equipment/screening as necessary. 
 
Power, telephone, traffic control, or other equipment shall not be located in above 
ground cabinets in sidewalk areas.  Such equipment shall be located in underground 
vaults or in a building or substantially screened per the approval of the Development 
Services Department. 
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Any at grade grills/grates or panels shall be the minimum size necessary, be ADA 
compliant and flush with the sidewalk or driveway in which it is installed.  Review and 
approval of these locations and grates will be through the building permit review 
process. 
 
AUTHORITY:  Land Use Code 20.25D.150.D, 20.20.525.C.5 
REVIEWER:  Laurie Tyler, Land Use 

 
27. SOLID WASTE/RECYCLING COLLECTION FACILITIES REQUIRED 
Prior to the issuance of any construction permit, the applicant shall provide a written 
document demonstrating that Republic Services (City’s waste hauler service) has been 
contacted and has approved the proposed sizing of and access to the recycling and 
solid waste collection  area(s)  for  this  building,  using  current standards.  In addition, 
all rights of way and public easement shall not be occupied by trash receptacles, 
dumpsters, recycling bins or other such items.  Collection and storage facilities for 
recyclable materials shall be shown on building and site plan drawings.  This area shall 
not be visible from the street.  
 
AUTHORITY:  Land Use Code 20.20.720 
REVIEWER:  Laurie Tyler, Land Use 

 
28. SHIELDED LIGHTS 
To mitigate potential impacts to adjacent vehicular drivers/businesses/residents, any light 
source emitting from the project area shall be designed so as not to provide light and glare 
and spillover offsite.  Cutoff shields shall be used. 
 
AUTHORITY:  Land Use Code 20.20.522 
REVIEWER:  Laurie Tyler, Land Use 

 
29. PAYMENT OF FEE-IN-LIEU OF FLOOR AREA AMENITIES 
The applicant intends to meet the FAR Amenity System (LUC 20.25D.090) code 
requirements through payment of fee-in-lieu to satisfy all tiered bonus categories 
triggered.  The applicant shall pay the city the fee-in-lieu of the floor area amenities at 
building permit issuance.  Final fee amount to be re-assessed at time of building permit 
issuance. 
 
AUTHORITY: Land Use Code 20.25D.090.C.6; Development Agreement, 

Paragraph F.1, Recording Number 20090911000269 
REVIEWER:  Laurie Tyler, Land Use 
 
30. REMOVABLE CANOPY DESIGN 
Canopies proposed along the building perimeter that are installed less than 16’ above 
finished grade shall be removable.   
 
AUTHORITY:  Land Use Code 20.25D.150.C 
REVIEWER:  Laurie Tyler, Land Use 
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D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY (CO) 
 

TRANSPORTATION DEPARTMENT CONDITIONS (prior to issuance of any CO) 
 
31. STREET FRONTAGE IMPROVEMENTS  

All street frontage improvements and other required transportation elements, including 
street light and traffic signal revisions, must be constructed by the applicant or others 
and accepted by the Transportation Department inspector. This includes all frontage 
improvements for NE District Way, 122nd Avenue NE, and NE 14th Terrace that are being 
constructed through existing permits by others.   
 
All existing street light and traffic signal apparatus affected by this development, 
including traffic controllers, pedestrian signal poles, traffic signal poles, and power 
sources, must be relocated as necessary. Existing overhead lines must be relocated 
underground. All required improvements must be constructed as per the approved plans 
or as per direction of the Transportation Department inspector. Bonding or other types of 
assurance devices will not be accepted in lieu of construction, unless the City requires a 
delay.  
 
AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-39; Transportation 

Department Design Manual; and Transportation Department 
Design Manual Standard Drawings. 

REVIEWER:    Molly Johnson, Transportation 
 
32. TRACT K PARKING GARAGE 
The applicant shall complete construction and receive a certificate of occupancy on the 
parking garage on Tract K prior to any occupancy of a building on this site.  If in the 
event the subject garage is not constructed prior to CO of this project, the applicant will 
be required to modify this approval and find an alternative location for the required 
parking to support this development. 
 
AUTHORITY:   LUC 20.25D.120 
REVIEWER:    Laurie Tyler, Land Use 

Molly Johnson, Transportation 
 

LAND USE DIVISION AND ADDRESSING CONDITIONS (prior to issuance of any 
TCO/CO) 

 
33. LANDSCAPE INSTALLATION ASSURANCE DEVICE 
If a Temporary Certificate of Occupancy is requested prior to completion of the 
landscaping installation, the applicant shall file with the Development Services 
Department a landscape installation assurance device equal to 150% of the cost of labor 
and materials for any landscaping that has not yet been installed. 
 
AUTHORITY:  Land Use Code 20.40.490 
REVIEWER:  Laurie Tyler, Land Use 
 
34. LANDSCAPE MAINTENANCE ASSURANCE DEVICE 
The applicant shall file with the Development Services Department a landscape 
maintenance assurance device in the form of an assignment of savings or letter of credit 
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for 20% of the cost of labor and materials for all landscaping on the site. 
 
AUTHORITY:  Land Use Code 20.40.490 
REVIEWER:  Laurie Tyler, Land Use 
 
35. ADDRESSING OF LOTS, BUILDINGS, AND STOREFRONTS 
The applicant shall contact Jami Fairleigh, Information Technology Department, phone 
425-452-4310 regarding the addressing of lots, buildings, and storefronts.  Addressing 
shall be approved by the Fire and Transportation Department. 
 
AUTHORITY:  Uniform Fire Code 505 
REVIEWER:  Jami Fairleigh, Information Technology Department 

Sean Nichols, Fire Department 
Molly Johnson, Transportation Department 

 
36. APPROVAL RECORDING 
The applicant shall record a copy of Tables 1-4 and the Conditions of Approval 
associated with this approval with the King County Recorder’s Office.  A copy shall be 
provided to Land Use for the project file. 
 
AUTHORITY:  Land Use Code 20.30F.180 
REVIEWER:  Laurie Tyler, Land Use   

 
37. SHARED PARKING AGREEMENTS 
Applicant shall record a shared parking agreement between the subject property and 
Tract K in order to provide the required 50 parking stalls for the proposal.   

 
AUTHORITY:  LUC 20.20.590.I 
REVIEWER:  Laurie Tyler, Land Use 

 
E. PRIOR TO ISSUANCE OF ANY SIGN PERMITS (SIGN) 

 
LAND USE DIVISION CONDITION (prior to issuance of a SIGN permit) 

 
38. SIGN MASTER PLAN 
A comprehensive sign package shall be submitted to the Development Services 
Department for review and approval through a Pre-Development Services (DC) 
application.  Contents shall include but is not limited to: 

a. Location 
b. Lighting 
c. Color Palate 
d. Materials 
e. Design concept 

Signage shall be the minimum necessary to convey information and shall be 
architecturally compatible and integrated with the building.  Maximum letter and sign size 
shall be determined based on proposed location and other design criteria.   Sign Code 
limitations are not a guaranteed maximum and cannot be exceeded.  Final design review 
of individual signs and compliance with the approved sign package will occur through 
review of each sign permit application. 
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No freestanding signs, cabinet signs or signs above the rooftop are permitted except as 
permitted in the Sign Code Bellevue City Code 22B.10. 

 
AUTHORITY:  Bellevue City Code 22B.10 and Land Use Code 20.25D.150.F 
REVIEWER:  Laurie Tyler, Land Use  

 
F. PRIOR TO ISSUANCE OF TENANAT IMPROVEMENT (TI) PERMITS  
 

LAND USE DIVISION CONDITION (prior to issuance of TI permits) 
 

39. FUTURE TENANT/STOREFRONT IMPROVEMENTS 
Future retail/commercial tenant improvements shall reflect the design intent shown on 
the attached preliminary design.  Vision glass is required to provide pedestrian access to 
interior spaces. Fire Control Room doors shall look like retail/office storefronts. Each 
tenant improvement or revision to this proposal shall be approved by the City. 
 
AUTHORITY:  Land Use Code 20.30.F 
REVIEWER:  Laurie Tyler, Land Use 
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GA GAGE SPEC SPECIFICATION
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GAR GARAGE SQ SQUARE
GB "GRAB BAR, GYPSUM BOARD" SQ IN SQUARE INCH
GEN GENERAL SS "SANITARY SEWER, STANDING SEAM"
GL GLASS SST STAINLESS STEEL
GLU LAM GLUED LAMINATED WOOD ST "STAIRS, STREET"
GOVT GOVERNMENT STC SOUND TRANSMISSION  CLASS
GYP GYPSUM STD STANDARD
H HIGH STOR STORAGE
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INT INTERIOR UON UNLESS OTHERWISE NOTED
JAN JANITOR UTIL UTILITY
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LAM LAMINATE(D) VERT VERTICAL
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VRF VAPOR RETARDER FILM
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LB POUND W/ WITH
LH LEFT HAND W/D WASHER / DRYER
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LOC LOCATION WC WATER CLOSET
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LTG LIGHTING WATER REPELLENT
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PROJECT INFORMATION
PROJECT ADDRESS

RELATED PERMITS

LEGAL DESCRIPTION

EXISTING STRUCTURES

PROPOSED USES

NONE

1285 122ND AVE  NE BELLEVUE, WA 98005

15-121179LD

SEE CIVIL PLANS

GENERAL NOTES
1. IT IS THE INTENT OF THE CONTRACT DOCUMENTS THAT ALL WORK COMPLY WITH THE 

INTERNATIONAL BUILDING CODE, WASHINGTON STATE BUILDING CODE, THE WASHINGTON 
STATE ENERGY CODE, AND OTHER APPLICABLE CODES, RULES, AND REGULATIONS OF 
JURISDICTIONS HAVING AUTHORITY.

2. PRIOR TO COMMENCEMENT OF ANY PORTION OF THE WORK, THE CONTRACTOR SHALL NOTIFY 
THE ARCHITECT OF ANY DISCREPANCIES NOTED AMONG OR BETWEEN THE CONTRACT 
DOCUMENTS, OWNER-PROVIDED INFORMATION, SITE CONDITIONS, MANUFACTURER 
RECOMMENDATIONS, OR CODES, REGULATIONS, OR RULES OF JURISDICTIONS HAVING 
AUTHORITY.

3. THE CONTRACTOR SHALL SECURE AND PAY FOR ALL GOVERNMENTAL PERMITS, FEES 
LICENSES, AND INSPECTIONS NECESSARY FOR PROPER EXECUTION AND COMPLETION OF THE 
WORK, EXCEPT FOR THE KCDDES COMMERCIAL/MULTI-FAMILY BUILDING PERMIT.

4. THE CONTRACT DOCUMENTS ARE COMPLEMENTARY AND WHAT IS REQUIRED BY ONE SHALL 
BE BINDING AS IF REQUIRED BY ALL.

5. REPETITIVE FEATURES NOT INDICATED IN THE DRAWINGS EVERYWHERE THAT THEY OCCUR 
SHALL BE PROVIDED AS IF DRAWN IN FULL.

6. ALL DIMENSIONS ARE TO FACE OF FRAMING OR FACE OF CONCRETE, UNLESS OTHERWISE 
NOTED.  CONTACT ARCHITECT FOR CLARIFICATIONS.

7. DO NOT SCALE THE DRAWINGS.

DEFERRED SUBMITTALS
1. CLEARING AND GRADING SUBMITTAL

2. SHORING DESIGN

3. MECHANICAL DESIGN BUILD SYSTEMS

4. PLUMBING DESIGN

5. AUTOMATIC FIRE SPRINKLER SYSTEM COMPLYING WITH NFPA 13

6. FIRE ALARM AND EMERGENCY COMMUNICATION SYSTEM

7. TENANT IMPROVEMENT - RESTROOM & TI LAYOUTS
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SYMBOL LEGEND

GROSS BUILDING AREA (IBC)

Name Area

LEVEL 1 10,451 SF

LEVEL 2 9,126 SF

LEVEL 3 9,126 SF

28,702 SF
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ZONING CODE SUMMARY

CODE: BELLEVUE CITY CODE & BEL-RED SUBAREA LAND USE CODE AMENDMENTS PART 20.25D
SPRING DISTRICT MASTER DEVELOPMENT PLAN

ZONE: ZONING DISTRICT BEL-RED OR-1

SECTION / 

TOPIC:

REQUIRED / 

ALLOWED
PROPOSED

20.25D.070

OFFICE , RESIDENTIAL, HOTEL, RETAIL, RESTAURANT, AND PARKS.

PERMITTED USES

LAND USE CHART ZONING DISTRICT BEL-RED OR-1

OFFICE PROPOSED ON LEVELS 2 & 3

MICROBREWERY MANUFACTURING IS PERMITTED AS A 
COMPONENT OF AN EATING AND DRINKING ESTABLISHMENT 
PROVIDED THE USE DOES NOT OCCUPY MORE THAN 50% OF THE 
TOTAL SF OF THE COMBINED ESTABLISHMENT.

RESTAURANT SF = 4,271 SF; MICROBREW MANUF =2,315 SF. 
(64%/34%)
LOADING DOCK & BEER GARDEN ARE SHARED EQUALLY 
BETWEEN BREWERY & RESTAURANT. REFERENCE SHEET G-005.

20.25D.080.A STRUCTURE HEIGHT

LAND USE 

CHART

BASE BUILDING HEIGHT = 45 FEET; MAX BUILDING HEIGHT = 150 
FEET.

PROPOSED BUILDING HEIGHT IS 39'-8" FEET TO TOP OF ROOF.

(2) WHERE BUILDING HEIGHT EXCEEDS 45 FEET AND THE BUILDING IS 
LOCATED WITHIN 15 FEET OF THE FRONT PROPERTY LINE, THE BUILDING 
SHALL INCORPORATE A 15 FOOT DEEP STEPBACK IN THAT FACADE AT A 
HEIGHT NO MORE THAN 40 FEET ABOVE THE AVERAGE FINISHED GRADE 
ALONG THAT FACADE. 

(5) A BUILDING FAÇADE ON ANY STREET IDENTIFIED AS A REQUIRED 
SIDEWALK-ORIENTED DEVELOPMENT SHALL INCORPORATE A 15 FOOT 
DEEP STEPBACK AT A HEIGHT NO MORE THAN 40 FEET ABOVE THE 
AVERAGE FINISHED GRADE ALONG THAT FAÇADE.

NE DISTRICT WAY IS A REQUIRED SIDEWALK-ORIENTED 
DEVELOPMENT. BUILDING IS SET BACK AT LEAST 15FT AT ROOF 
LEVEL MECH PENTHOUSE W/ GREEN SCREEN. SEE PLAN: 

DEVELOPMENT 
SERVICES 
HANDOUT L-11

BUILDING HEIGHT: THE VERTICAL DISTANCE MEASURED FROM THE 
AVERAGE ELEVATION OF THE FINISHED GRADE AROUND THE 
BUILDING TO THE HIGHEST POINT OF A FLAT ROOF, OR TO THE 
MEAN HEIGHT BETWEEN THE TALLEST EAVE AND TALLEST RIDGE OF 
A PITCHED ROOF.  

BUILDING SETBACKS

FRONT, REAR, SIDE: 0 FOOT SETBACK SUBJECT TO 
STEPBACKS/SETBACKS PER NOTES (2) AND (14) OF LUC 
20.25D.080.A.

PROPOSED BUILDING IS A ZERO-FOOT SETBACK BUILDING. PER 
MDP, INDIVIDUAL BUILDING SETBACKS WILL BE CONFIRMED WITH 
EACH NEW DESIGN REVIEW APPLICATION.

20.25D.110 LANDSCAPE DEVELOPMENT, OUTDOOR STORAGE, RETAIL DISPLAY

B.3.d SIDEWALKS: 6 FEET.  PLANTING STRIP WITH STREET TREES & 
GROUNDCOVER: 5 FEET

SEE ARCHITECTURAL SITE PLAN SHEET A-101 FOR TYPICAL 
SIDEWALK WIDTHS. REFER TO CIVIL DRAWINGS FOR PROPOSED SITE 
LANDSCAPING.

G.

SCREENING OF RETAIL DISPLAY, PARKING AREAS, VEHICULAR 
ACCESS, AND OUTDOOR STORAGE ASSOCIATED WITH 
MANUFACTURING USES: BETWEEN THE SIDEWALK AND SUBJECT 
PROPERTY 10 FEET OF TYPE III LANDSCAPING ARE REQUIRED TO 
SCREEN A SURFACE VEHICULAR ACCESS, PARKING AREA, NEW 
RETAIL DISPLAY, OR NEW OUTDOOR STORAGE ASSOCIATED WITH 
PERMITTED MANUFACTURING USE. LANDSCAPE TYPE III VARIETY 
PER LUC 20.20.520, 3., a & b: EVERGREEN AND DECIDUOUS TREES, 
MAX 6 FEET IN HEIGHT, MAX INTERVALS 30 FEET ON CENTER; 
SHRUBS MINIMUM 3-1/2 FEET IN HEIGHT; LIVING GROUND COVER. 
ALTERNATIVE LANDSCAPING DESIGN OPTIONS MAY BE APPROVED 
THROUGH JURISDICTIONAL REVIEW.

A 13 FOOT TALL DECORATIVE CORRUGATED METAL PANEL SLIDING 
GATE IS PROPOSED AS SCREENING FOR THE DOCK'S VEHICULAR 
ACCESS. THE PROJECT WILL PURSUE AN ALTERNATIVE 
LANDSCAPING DESIGN OPTION. SEE CIVIL DRAWINGS.

CHART 20.25D.120 PARKING STANDARDS

G.

BICYCLE PARKING

OFFICE USE DOES NOT EXCEED 20,000 NSF, THEREFOR NO BICYCLE 
PARKING SPACES ARE REQUIRED.

RESTAURANT USE DOES NOT EXCEED 20,000 NSF, THEREFOR NO 
BICYCLE PARKING SPACES ARE REQUIRED

INDUSTRIAL USE DOES NOT EXCEED 20,000 NSF, THEREFOR NO BICYCLE 
PARKING SPACES ARE REQUIRED.

OFFICE & RETAIL USES REQUIRE 1 SPACE / 10,000 NSF FOR 
NONRESIDENTIAL USES GREATER THAN 20,000 NSF. 

20.25D.130 BEL-RED DEVELOPMENT STANDARDS

BUILDING MATERIALS - THE FOLLOWING MATERIALS ARE NOT 
RECOMMENDED ON FACADES VISIBLE FROM THE PUBLIC 
RIGHT-OF-WAY WITHIN THE BEL-RED DISTRICT UNLESS 
EXPRESSLY APPROVED THROUGH DESIGN REVIEW:

PROJECT INTENDS TO INCORPORATE SIMPLE MATERIALS WITH AN 
INDUSTRIAL AESTHETIC TO EVOKE THE MANUFACTURING HISTORY OF THE 
AREA. PROPOSED MATERIALS INCLUDE: ALUMINUM WINDOWS, STOREFRONT 
WINDOWS AT THE STREET LEVEL, CORRUGATED METAL SIDING, TEXTURED 
FACED BRICK, AND GROUND-FACE CONCRETE MASONRY UNITS. MATERIALS 
ARE SUBJECT TO DESIGN REVIEW APPROVAL.

SYNTHETIC STUCCO; UNFINISHED METAL OR PLASTIC 
STOREFRONT WINDOW SYSTEMS; UNFINISHED CONCRETE 
OR CINDER BLOCK; ALUMINUM, PLASTIC, OR VINYL SIDING; 
SIMULATED MATERIALS OR FAUX CLADDING; CLAPBOARD, 
LAP AND SHINGLE, OR OTHER TYPES OF RESIDENTIAL 
SIDING; ARCHITECTURAL FOAM DETAILING; APPLIED 
SIMULATED DIVIDED LIGHT SYSTEMS.

ON STREET FRONTAGE WHERE GROUND FLOOR RETAIL OR 
COMMERCIAL USES ARE NOT REQ. PURSUANT TO FIGURE 
20.25a.130.a THE FOLLOWING DESIGN STANDARDS APPLY: A. 
PRIMARY ENTRANCES SHALL BE ORIENTED TOWARD THE 
PUBLIC RIGHT-OF-WAY OR OPEN SPACE; B. DOORS MAY BE 
SEPARATED FROM ADJACENT PUBLIC RIGHT-OF WAY OR 
OPEN SPACE BY A MAXIMUM OF 36 INCHES GRADE 
SEPARATION; C. A MINIMUM OF 40% OF GROUND FLOOR 
FACADES SHALL BE TRANSPARENT GLASS OR SCREENS

RESTAURANT ENTRANCE AT STREET INTERSECTION OF NE DISTRICT WAY & 
122ND AVE NE, ON GRADE.  STREET-FACING GROUND FLOOR GLAZING 
EXCEEDS 40% TRANSPARENCY REQUIREMENT. REFERENCE SHEET G-007

20.25D.130.E LIGHTING GUIDELINES

2.c
RECOMMENDED BUILDING LIGHTING: WALL-WASHING 
FIXTURES; DECORATIVE WALL SCONCES AND SIMILAR 
ARCHITECTURAL LIGHTING FIXTURES; SCREENED UPLIGHT 
FIXTURES ON BUILDINGS INTEGRATED WITH LANDSCAPE; 
LIGHTING THAT PROVIDES NATURAL COLOR.

REFERENCE CONCEPT LIGHTING PLANS SHEET G-021.

2.d NOT RECOMMENDED: FLASHING OR COLORED LIGHTS; 
EXPOSED LIGHT SOURCES; FLUORESCENT TUBE LIGHTING; 
SECURITY SPOTLIGHTS; LOW PRESSURE SODIUM LAMPS. 

20.20.525 VISUAL SCREENING

STORAGE AREAS AND ROOFTOP EQUIPMENT SHALL BE 
VISUALLY SCREENED BY A SOLID, NON-REFLECTIVE VISUAL 
BARRIER THAT EQUALS OR EXCEEDS THE HEIGHT OF 
MECHANICAL EQUIPMENT (OR SOLID WASTE CONTAINERS).

PROPOSED ROOFTOP MECHANICAL EQUIPMENT SHALL BE SCREENED BY 
METAL PANEL CONSISTENT WITH BUILDING FACADE. SOLID WASTE AND 
RECYCLING STORAGE AREA SHALL BE SCREENED WITH 15 FOOT TALL 
CORRUGATED METAL SIDING CONSISTENT WITH BUILDING FAÇADE

B TO THE MAXIMUM EXTENT REASONABLE AND CONSISTENT 
WITH SITE DESIGN OBJECTIVES, MECHANICAL EQUIPMENT 
SHOULD BE LOCATED AT OR BELOW GRADE RATHER THAN 
MOUNTED ON THE ROOF OF A STRUCTURE.  WHERE THE 
EQUIPMENT MUST BE LOCATED ON THE ROOF, IT SHOULD BE 
CONSOLIDATED TO THE MAXIMUM EXTENT REASONABLE 
RATHER THAN SCATTERED  

MECHANICAL EQUIPMENT IS CONSOLIDATED IN A CENTRAL SPACE ON THE 
OFFICE ROOF. AN AIR INTAKE IS PLACED ON THE BREWERY ROOF AWAY 
FROM THE ROOF DECK. MECHANICAL EQUIPEMNT IS SCREENED FROM THE 
SIDE AND ABOVE.  

9.26 & 20.20.725 SOLID WASTE AND RECYCLABLE STORAGE

ALL NEW DEVELOPMENT FOR COMMERCIAL, OFFICE, AND 
MANUFACTURING USES SHALL PROVIDE ON-SITE 
COLLECTION AREAS FOR RECYLABLE MATERIALS AND SOLID 
WASTE.

BUILDING TENANTS SHALL PARTICIPATE IN THE CITY'S COMMERCIAL 
RECYCLING PROGRAM. THE PROPERTY SHALL BE SERVED BY A CITY 
CONTRACTED HAULER.

RECYCLING COLLECTION AREA: 
2 SF / 1000 GSF OFFICE; 
5 SF / 1000 GSF RETAIL; 
3 SF / 1000 GSF MANUFACTURING
SEE SOLID WASTE TABLE FOR AREA BREAKDOWN

259 SF OF SOLID WASTE AND RECYCLABLE STORAGE AREA IS PROVIDED ON 
THE NORTH SIDE OF THE PROPERTY, ADJACENT TO THE BREWERY'S 
LOADING DOCK (129.5 SF FOR SOLID WASTE, 129.5 SF FOR RECYCLABLES) 
FOR USE BY BREWERY, RESTAURANT & OFFICE TENANTS

MIN STALL REQ MAX STALL REQ

Restaurant and Bar 5/1,000 nsf 15/1,000 nsf

General Office 2/1,000 nsf 3.5/1,000 nsf

Manufacturing/Assembly 1/1,000 nsf 1.5/1,000 nsf

Bellevue City Code:
Net Square Feet. The total number of square feet within the inside finished 
wall surface of the outer building walls of a structure, excluding major vertical 
penetrations of the floor (elevator and other mechanical shafts, stair wells), 
mechanical equipment, parking areas, common restrooms, common lobbies, 
and common hallways. Storage area is included in the net square feet 
calculation unless the property owner demonstrates that it cannot be 
converted to habitable space. (Ord. 3747, 1-20-87, § 22)

/B1 G-006

PARKING REQUIRED: 50 MIN / 105 MAX STALLS

PARKING PROVIDED: 50 ONSITE STALLS

SEE PARAMETRIX PARKING ANALYSIS FOR FURTHER INFORMATION
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NOTE:
CITY OF BELLEVUE LAND USE CODE SECTION 20.20590 K4 REQUIRES A 
10'-0" X 55'-0" OFF STREET LOADING SPACE WITH ACCESS FROM A 
PUBLIC STREET. LOADING ACCESS IS FROM A PRIVATE STREET, 
REPUBLIC SERVICES AND ALLIED WASTE REFUSE & RECYCLING 
WASTE HAULING TRUCK REQUIREMENT IS 9'-6" X 33'-4" ABLE TO LOAD 
AND UNLOAD ON PROPERTY.

P
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E

 S
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E

E
TLOADING AREA

TRASH TRUCK 
9'-6"X33'-4"

AVERAGE 
GRADE = 180.45'

POINT 1

POINT 47

ENERGY CODE NOTES
APPLICABLE CODES: WASHINGTON STATE ENERGY CODE 2015 VERSION
REQUIRED ADDITIONAL EFFICIENCY PACKAGE OPTIONS:

C406.3 REDUCED LIGHTING POWER
C406.3.1 - TOTAL INTERIOR LIGHTING POWER VALUES SHALL BE:

75 PERCENT OR LESS THAN THE LIGHTING POWER VALUES SPECIFIED IN TABLE C450.4.2(1) TIME THE FLOOR AREA FOR THE BUILDING TYPE 

OR 

BY USING 75 PERCENT OF THE INTERIOR LIGHTING POWER ALLOWANCE CALCULATED BY THE SPACE-BYSPACE METHOD IN SECTION C405.4.2.

C406.9 REDUCED AIR INFILTRATION
AIR INFILTRATION SHALL BE VERIFIED BY WHOLE BUILDING PRESSURIZATION TESTING CONDUCTED IN ACCORDANCE WITH ASTM E779 OR ASTM 
E1827 BY AN INDEPENDANT THIRD PARTY. MEASURED AIR LEAKAGE RATE OF THE BUILDING SHALL NOT EXCEED 0.25 CFM/SF UNDER A PRESSURE 
DIFFERENTIAL OF 0.3 IN WATER WITH THE CALCULATED SURFACE AREA BEING THE SUM OF THE ABOVE AND BELOW GRADE BUILDING ENVELOPE. 
A REPORT THAT INCLUDES THE TESTED SURFACE AREA, FLOOR AREA, AIR BY VOLUME, STORIES ABOVE GRADE AND LEAKAGE RATES SHALL BE 
SUBMITTED TO CODE OFFICIAL AND BUILDING OWNER. 

EXCEPTION PURSUED ON THIS PROJECT: PROPOSED BUILDING IS LESS THAN 250,000 SF SO AIR LEAKAGE TESTING SHALL BE PERMITTED TO BE 
CONDUCTED ON A REPRESENTATIVE ABOVE GRADE SECTIONS OF THE BUILDING PROVIDED THE CONITIONED FLOOR AREA OF TESTED AREAS IS 
NO LESS THAN 25 PERCENT OF THE CONDITIONED FLOOR AREA OF THE BUILDING AND ARE TESTED IN ACCORDANCE WITH THIS SECTION.
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LEVEL 1 TRASH EXITING DIAGRAM

N.T.S
B4

AVERAGE GRADE DIAGRAM

BUILDING AREA BY USE (SOLID WASTE COLLECTION AREA CALCULATION)

Name Area SOLID WASTE RATIO REQ STORAGE %

COMMON AREA

COMMON CORRIDOR 1,343 SF 0.005 6.7 SF 5%

ELECTRICAL 177 SF 0.005 0.9 SF 1%

ELECTRICAL/DATA 144 SF 0.005 0.7 SF 1%

ELEVATOR MACHINE 59 SF 0.005 0.3 SF 0%

FUTURE COMMON RESTROOM AREA 482 SF 0.005 2.4 SF 2%

METER 291 SF 0.005 1.5 SF 1%

SPRINKLER 52 SF 0.005 0.3 SF 0%

TRASH 259 SF 0.005 1.3 SF 1%

2,808 SF 14.0 SF 11%

MANUFACTURING

MICROBREWERY 2,301 SF 0.003 6.9 SF 9%

2,301 SF 6.9 SF 9%

OFFICE

ENTRY LOBBY 310 SF 0.002 0.6 SF 1%

OFFICE 16,077 SF 0.002 32.2 SF 60%

OFFICE - TOILET ROOMS 845 SF 0.002 1.7 SF 3%

17,233 SF 34.5 SF 65%

RETAIL

RESTAURANT 4,271 SF 0.005 21.4 SF 16%

4,271 SF 21.4 SF 16%

Grand total 26,612 SF 76.8 SF 100% 12" = 1'-0"

ENERGY CODE NOTES
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1/16" = 1'-0"
C1

LEVEL 1 USE
1/16" = 1'-0"

C3
LEVEL 2 USE

1/16" = 1'-0"
C4

LEVEL 3 USE

20.25D.070
MICROBREWERY USE PERMITTED IF 50% OR LESS OF RESTUARANT/BREWERY 
ESTABLISHMENT

RESTAURANT COMPONENT (50% MIN) =  4,271 SF / 6,628 SF = 64%
BREWERY COMPONET (50% MAX) = 2,357 SF / 6,628 SF = 36%

1/16" = 1'-0"
A1

BUILDING HEIGHT DIAGRAM - SECTION LOOKING EAST

NET SQUARE FEET

Name Area Area Type

LEVEL 1

MICROBREWERY 2,301 SF Floor Area

2,301 SF

LEVEL 2

OFFICE 8,045 SF Floor Area

OFFICE - TOILET ROOMS 421 SF Floor Area

8,466 SF

LEVEL 3

OFFICE 8,032 SF Floor Area

OFFICE - TOILET ROOMS 424 SF Floor Area

8,456 SF

NET SQUARE FEET 19,223 SF

GROSS FLOOR AREA

Name Area Unit Area Type Area Type

LEVEL 1

ELECTRICAL/DATA 144 SF EXEMPT Building Common Area

ELEVATOR MACHINE 59 SF EXEMPT Building Common Area

METER 291 SF EXEMPT Building Common Area

RESTAURANT 4,271 SF EXEMPT Store Area

SPRINKLER 52 SF EXEMPT Building Common Area

MICROBREWERY 2,301 SF MICROBREWERY Floor Area

COMMON CORRIDOR 1,343 SF SHARED USE Building Common Area

ENTRY LOBBY 110 SF SHARED USE Building Common Area

ENTRY LOBBY 200 SF SHARED USE Building Common Area

FUTURE COMMON
RESTROOM AREA

482 SF SHARED USE Building Common Area

TRASH 259 SF SHARED USE Building Common Area

9,512 SF

LEVEL 2

OFFICE 8,045 SF COMMERCIAL Floor Area

OFFICE - TOILET ROOMS 421 SF COMMERCIAL Floor Area

ELECTRICAL 82 SF EXEMPT Building Common Area

8,548 SF

LEVEL 3

OFFICE 8,032 SF COMMERCIAL Floor Area

OFFICE - TOILET ROOMS 424 SF COMMERCIAL Floor Area

ELECTRICAL 96 SF EXEMPT Building Common Area

8,551 SF

GROSS FLOOR AREA 26,612 SF

CHARGEABLE GROSS FLOOR AREA FOR FAR

Name Area Area Type

LEVEL 1

MICROBREWERY 2,301 SF Floor Area

COMMON CORRIDOR 1,343 SF Building Common Area

ENTRY LOBBY 110 SF Building Common Area

ENTRY LOBBY 200 SF Building Common Area

FUTURE COMMON RESTROOM AREA 482 SF Building Common Area

TRASH 259 SF Building Common Area

4,695 SF

LEVEL 2

OFFICE 8,045 SF Floor Area

OFFICE - TOILET ROOMS 421 SF Floor Area

8,466 SF

LEVEL 3

OFFICE 8,032 SF Floor Area

OFFICE - TOILET ROOMS 424 SF Floor Area

8,456 SF

CHARGEABLE GROSS FLOOR AREA
FOR FAR

21,618 SF

FAR CALCULATION:

GROSS FLOOR AREA FOR FAR / SITE AREA = X.XX

21,632 SF / 19,557 SF = 1.11

BELLEVUE CITY CODE
FLOOR AREA RATIO (FAR)
A measure of development intensity equal to the gross floor area, excluding parking and 
mechanical floors or areas, divided by net on-site land area (square feet).

BEL RED 
FLOOR AREA, GROSS
Floor area in square feet within the surrounding exterior walls measured from the interior wall 
surface and including openings in the floor plate such as vent shafts, stairwells, and interior 
atriums.
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MECHANICAL SCREEN - PLAN DIAGRAM

1/8" = 1'-0"
D3

MECH SCREEN - EAST ELEV
1/8" = 1'-0"

D4
MECH SCREEN - SOUTH ELEV

1/8" = 1'-0"
C3

MECH SCREEN - WEST ELEV
1/8" = 1'-0"

C4
MECH SCREEN - NORTH ELEVATION

A1
PARTIAL AXON - MECHANICAL SCREEN

BEAM PER 
STRUCTURAL

METAL MESH SCREENING

ROOFTOP MECHANICAL EQUIPMENT BEYOND

STRUCTURAL COLUMN

LIGHT GAUGE GALVANIZED 
STEEL ROOF FRAMING -
PAINT TO MATCH SCREEN

STEEL ANGLE - FUTURE ART DECORATION
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A1

FACADE TRANSPARENCY - DISTRICT WAY PUBLIC STREET
3/32" = 1'-0"

A3
FACADE TRANSPARENCY - 122ND AVE PRIVATE STREET

FACADE TRANSPARENCY (40% MIN)= SUM OF 
TRANSPARENT AREAS / SUM OF ALL AREAS

SUM OF ALL AREAS = 2814 SF
SUM OF TRANSPARENT AREAS = 1394 SF
FACADE TRANSPARENCY % = 1394 / 2993 = 50%

FAR area plans from previous submittal combined 
with land use area plans on sheet G-005
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506.2.4: MORE THAN ONE STORY ABOVE GRADE PLANE

EACH STORY OF A MIXED-OCCUPANCY BUILDING WITH MORE THAN ONE STORY ABOVE 
GRADE PLANE SHALL INDIVIDUALLY COMPLY WITH THE APPLICABLE REQUIREMENTS OF 
SECTION 508.1

NO SEPARATION IS REQUIRED BETWEEN NONSEPARATED OCCUPANCIES.

508.3: NONSEPARATED OCCUPANCIES

508.3.3: SEPARATION

NONSEPARATED OCCUPANCIES SHALL BE INDIVIDUALLY CLASSIFIED IN ACCORDANCE WITH 
SECTION 302.1. THE REQUIREMENTS OF THIS CODE SHALL APPLY TO EACH PORTION OF 
THE BUILDING BASED ON THE OCCUPANCY CLASSIFICATION OF THAT SPACE. IN ADDITION, 
THE MOST RESTRICTIVE PROVISIONS OF CHAPTER 9 WHICH APPLY TO THE 
NONSEPARATED OCCUPANCIES SHALL APPLY TO THE TOTAL NONSEPARATED OCCUPANCY 
AREA. 

508.3.1: OCCUPANCY CLASSIFICATION

THE ALLOWABLE BUILDING AREA AND HEIGHT OF THE BUILDING OR PORTION THEREOF 
SHALL BE BASED ON THE MOST RESTRICTIVE ALLOWANCES FOR THE OCCUPANCY GROUPS 
UNDER CONSIDERATION FOR THE TYPE OF CONSTRUCTION OF THE BUILDING IN 
ACCORDANCE WITH SECTION 503.1

508.3.2: ALLOWABLE BUILDING AREA AND HEIGHT

BUILDING CODE SUMMARY

CODE: 2015 INTERNATIONAL BUILDING CODE

AMENDMENTS: AMENDMENTS

SECTION / TOPIC

303:  OCCUPANCY CLASSIFICATION    
RESTAURANT W/ COMMERCIAL KITCHEN: A-2
SPACE UNDER 50 OCCUPANT LOAD: B - ROOF TERRACE
OFFICE: B
BREWERY: F2;(BEVERAGES UP TO AND INCLUDING 16% ALCOHOL CONTENT)
STORAGE (EXTERIOR TRASH & LOADING):S-1

CHAPTER 3 
USE AND OCCUPANCY CLASSIFICATION

602.1:  CONSTRUCTION CLASSIFICATION
     3 STORIES IIB
    

TABLE 601: FIRE-RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS (HOURS)

     BLDG ELEMENT FOR IIB:
         STRUCT FRAME:  0 HR
         BEARING WALLS EXT:  0 HR
         BEARING WALLS INT:  0 HR
         NON-BEAR WALLS EXT:SEE TABLE 602 (BELOW)
         NON-BEAR WALLS INT:  0 HR
         FLOORS:  0 HR
         ROOF:  0 HR

*IN ADDITION TO THESE STRUCTURAL RATINGS, SEPARATION RATINGS MAY BE REQUIRED.  
RELEVANT SECTIONS INCLUDE BUT ARE NOT LIMITED TO:  508 MIXED USE, 509 INCIDENTAL USE, 
TABLE 602 EXTERIOR WALLS, 712 VERTICAL OPENINGS, 713 SHAFT ENCLOSURES, 1009 EXIT ACCESS 
STAIRWAYS, 1018 CORRIDORS, 1022 EXIT STAIRWAYS AND RAMPS 
     

TABLE 602: FIRE RATING FOR EXTERIOR WALLS BASED ON FIRE SEPARATION DISTANCE (HOURS)

CHAPTER 5 
GENERAL BUILDING HEIGHTS AND AREAS

TYPE IIB SPRINKLERED, MULTISTORY (SM)

A-2 28,500 (MOST RESTRICTIVE)
B 69,000
F-2 69,000

CHAPTER 6 
TYPES OF CONSTRUCTION

509.3 AREA LIMITATIONS

INCIDENTAL USES SHALL NOT OCCUPY MORE THAN 10 PERCENT OF THE BUILDING AREA OF THE 
STORY IN WHICH THEY ARE LOCATED.

509.4.1 SEPARATION 

WHERE TABLE 509 SPECIFIES A FIRE-RATED SEPARATION, THE INCIDENTAL USES SHALL BE 
SEPARATED FROM THE BUILDING BY A FIRE BARRIER PER SECTION 707 OR A HORIZONTAL 
ASSEMBLY PER SECTION 711, OR BOTH. CONSTRUCTION SUPPORTING 1 -HOUR FIRE BARRIERS OR 
HORIZONTAL ASSEMBLIES USED FOR INCIDENTAL USE SEPARATIONS IN BUILDINGS OF TYPE IIB, IIIB, 
OR V CONSTRUCTION IS NOT REQUIRED TO BE FIRE-RESISTANCE RATED UNLESS REQUIRED BY 
OTHER SECTIONS OF THIS CODE.

TABLE 509 INCIDENTAL USES:

FURNACE ROOM WHERE ANY PIECE OF 
EQUIPMENT IS OVER 400,000 BTU PER HOUR INPUT

TABLE 705.8 MAXIMUM AREA OF EXTERIOR WALL OPENINGS:

DEGREE OF OPENING PROTECTION = UNPROTECTED, SPRINKLERED

FIRE SEPARATION DIST.: 0' - <3'           3' - <5'    5' - <10'   10' - <15'  15' - <20'  20' - <25'  25' - <30'    ≥30'

ALLOWABLE AREA:
NOT

PERMITTED

CHAPTER 7
FIRE AND SMOKE PROTECTION FEATURES

707.5 CONTINUITY

FIRE BARRIERS SHALL EXTEND FROM THE TOP OF THE FOUNDATION OR FLOOR/CEILING 
ASSEMBLY BELOW TO THE UNDERSIDE OF THE FLOOR OR ROOF SHEATHING, SLAB OR DECK 
ABOVE AND SHALL BE SECURELY ATTACHED THERETO. SUCH FIRE BARRIERS SHALL BE 
CONTINUOUS THROUGH CONCEALED SPACE, SUCH AS THE SPACE ABOVE A SUSPENDED 
CEILING .JOINTS AND VOIDS AT INTERSECTIONS SHALL COMPLY WITH SECTIONS 707.8 AND 707.9

708 FIRE PARTITIONS

4. CORRIDOR WALLS AS REQUIRED BY SECTION 1020.1.

708.3 FIRE RESISTANCE RATING.

FIRE PARTITIONS SHALL HAVE A FIRE RESISTANCE RATING OF NOT LESS THAN 1 HR.

708.4 CONTINUITY

FIRE PARTITIONS SHALL EXTEND FROM THE TOP OF THE FOUNDATION OR FLOOR/CEILING 
ASSEMBLY BELOW TO THE UNDERSIDE OF THE FLOOR OR ROOF SHEATHING, SLAB OR DECK 
ABOVE OR TO THE FIRE-RESISTANCE-RATED FLOOR/CEILING OR ROOF/CEILING ASSEMBLY 
ABOVE AND SHALL BE SECURELY ATTACHED THERETO.
THE SUPPORTING CONSTRUCTION SHALL BE PROTECTED TO AFFORD THE REQUIRED FIRE-
RESISTANCE RATING OF THE WALL SUPPORTED, EXCEPT FOR ...CORRIDOR WALLS IN 
BUILDINGS OF TYPE IIB CONSTRUCTION.

713 SHAFT ENCLOSURES

NO LIMIT

506.2:  ALLOWABLE AREA FACTOR

1 HR OR PROVIDE AUTOMATIC SPRINKLER 
SYSTEM

ROOM OR AREA

MOST RESTRICTIVE OCCUPANCY TYPE (A-2):

ALLOWABLE AREA = 28,500 SF PER STORY 
LARGEST STORY PROPOSED (LEVEL 1) = 10,451 SF

508.4: SEPARATED OCCUPANCIES
NOT USED

509.2 OCCUPANCY CLASSIFICATION
INCIDENTAL USES SHALL NOT BE INDIVIDUALLY CLASSIFIED. INCIDENTAL USES
SHALL BE INCLUDED IN THE BUILDING OCCUPANCIES WITHIN WHICH THEY ARE LOCATED.

509.4.2 PROTECTION 

WHERE TABLE 509 PERMITS AN AUTOMATIC SPRINKLER SYSTEM WITHOUT A FIRE BARRIER, 
THE INCIDENTAL USES SHALL BE SEPARATED FROM THE BUILDING BY CONSTRUCTION 
CAPABLE OF RESISTING THE PASSAGE OF SMOKE.  WALLS SHALL BE CONTINUOUS FROM 
FLOOR TO RATED CEILING.  DOORS SHALL BE SELF-OR AUTO CLOSING PER SECTION 
716.5.9.3, SHALL NOT HAVE AIR TRANSFER OPENINGS, AND SHALL NOT BE UNDERCUT IN 
EXCESS OF THE CLEARANCE PERMITTED IN NFPA 80.  WALLS SHALL NOT HAVE AIR 
TRANSFER OPENINGS UNLESS PROVIDED WITH SMOKE DAMPERS PER SECTION 710.7.

SEPARATION AND/OR PROTECTION

LAUNDRY ROOMS OVER 100 SF

ROOMS WITH BOILERS WHERE THE LARGEST 
PIECE OF EQUIPMENT IS OVER 15 PSI AND 10 HP

1 HR OR PROVIDE AUTOMATIC SPRINKLER 
SYSTEM

1 HR OR PROVIDE AUTOMATIC SPRINKLER 
SYSTEM

WASTE AND LINEN COLLECTION ROOMS OVER 100 
SF

1 HR OR PROVIDE AUTOMATIC SPRINKLER 
SYSTEM

STATIONARY STORAGE BATTERY SYSTEMS W/ 
LIQUID ELECTROLYTE CAPACITY > 50 GAL 
FLOODED LEAD-ACID, NICKEL CADMIUM OR VRLA, 
OR > 1000 LBS LITHIUM-ION & LITHIUM METAL 
POLYMER USED FOR FACILITY STANDBY POWER, 
EMERGENCY POWER OR UNINTERRUPTIBLE 
POWER

1 HR IN GROUP B,F,M,S, U OCCUPANICES

ELEVATOR CONTROL & MACHINE ROOMS SEE SECTION 3020.4

FIRE SEP DISTANCE (FT): TYPE OF CONST: GROUP F-2, A,B
<5          IIB 1 HR
≥5 - <10          IIB 1HR
≥10 - <30          IIB 0 HR
≥30          IIB 0 HR

705.5 FIRE -RESISTANCE RATINGS  EXTERIOR WALLS
EXTERIOR WALLS SHALL BE FIRE-RESISTANCE RATED IN ACCORDANCE WITH TABLES 601, 602 
AND THIS SECTION. 

THE REQUIRED FIRE-RESISTANCE RATING OF EXTERIOR WALLS WITH A FIRE SEPARATION 
DISTANCE  > 10FT SHALL BE RATED FOR EXPOSURE TO FIRE FROM THE INSIDE.

THE REQUIRED FIRE-RESISTANCE RATING OF EXTERIOR WALLS WITH A FIRE SEPARATION 
DISTANCE  ≤ 10FT SHALL BE RATED FOR EXPOSURE TO FIRE FROM BOTH SIDES.

707 FIRE BARRIERS

WHERE EXTERIOR WALLS SERVE AS PART OF A REQUIRED FIRE RATED SHAFT OR STAIRWAY OR 
RAMP ENCLOSURE, SUCH WALLS SHALL COMPLY WITH THE REQUIREMENTS OF SECTION 705 FOR 
EXTERIOR WALLS AND THE FIRE RATED ENCLOSURE REQUIREMENTS SHALL NOT APPLY.

707.4 EXTERIOR WALLS

EXCEPTION: EXTERIOR WALLS REQUIRED TO BE FIRE RATED IN ACCORDANCE WITH SECTION 
1023.7  INTERIOR EXIT STAIRWAYS/RAMPS.

EXCEPTIONS:
3. WHERE THE CORRIDOR CEILING IS CONSTRUCTED AS REQUIRED FOR THE CORRIDOR 
WALLS, THE WALLS SHALL BE PERMITTED TO TERMINATE AT THE UPPER MEMBRANE OF 
SUCH CEILING ASSEMBLY.
6. FIREBLOCKING OR DRAFTSTOPPING IS NOT REQUIRED AT THE PARTITION LINE IN 
BUILDINGS EQUIPPED WITH AN AUTOMATIC SPRINKLER SYSTEM PER 903.3.1.1.

713.2 CONSTRUCTION
SHAFT ENCLOSURES SHALL BE CONSTRUCTED AS FIRE BARRIERS IN ACCORDANCE WITH 
SECTION 707 OR HORIZONTAL ASSEMBLIES IN ACCORDANCE WITH SECTION 711 OR BOTH.

THE PROVISIONS OF THIS SECTION SHALL APPLY TO SHAFTS REQUIRED TO PROTECT OPENINGS 
AND PENETRATIONS THROUGH FLOOR/CEILING AND ROOF/CEILING ASSEMBLIES. EXIT ACCESS 
STAIRWAYS AND EXIT ACCESS RAMPS SHALL BE PROTECTED IN ACCORDANCE WITH THE 
APPLICABLE PROVISIONS OF SECTION 1009. INTERIOR EXIT STAIRWAYS AND INTERIOR EXIT 
RAMPS SHALL BE PROTECTED IN ACCORDANCE WITH THE REQUIREMENTS OF SECTION 1022.

CHAPTER 8

INTERIOR FINISHES

803.1.1 INTERIOR WALL AND CEILING FINISH MATERIALS

INTERIOR WALL AND CEILING FINISH MATERIALS SHALL BE CLASSIFIED IN ACCORDANCE WITH 
ASTM E 84 OR UL 723 AND GROUPED IN THE FOLLOWING CLASSES:

CLASS FLAME SPREAD INDEX SMOKE-DEVELOPED INDEX

A 0-25 0- 450

0-450

0-450

B

C

26-75

76-200

CHAPTER 9

FIRE PROTECTION SYSTEMS

903.3.1.1 NFPA 13 SPRINKLER SYSTEM

903.2.11.5 COMMERCIAL COOKING OPERATIONS

906.1 PORTABLE FIRE EXTINGUISHERS

PORTABLE FIRE EXTINGUISHERS SHALL BE INSTALLED IN THE FOLLOWING LOCATIONS.

1. GROUP A,B, & S OCCUPANCIES
2. WITHIN 30 FT OF COMMERCIAL COOKING EQUIPMENT

906.3.1 FIRE EXTINGUISHERS FOR CLASS A FIRE HAZARDS
TABLE 906.3(1)  MAXIMUM TRAVEL DISTANCE TO EXTINGUISHER = 75 FT

906.9.1 EXTINGUISHERS WEIGHING 40 LBS OR LESS
SHALL BE INSTALLED SO THAT THEIR TOPS ARE NOT MORE THAN 5 FT ABOVE THE FLOOR

906.9.1 FLOOR CLEARANCE
THE CLEARANCE BETWEEN THE FLOOR AND THE BOTTOM OF HAND-HELD PORTABLE FIRE 
EXTINGUISHERS SHALL NOT BE LESS THAN 4 INCHES.

CHAPTER 10

907.5.2.3 VISUAL ALARMS

907.5.2.3.1 PUBLIC AND COMMON AREAS

907.5.2.3.2 EMPLOYEE WORK AREAS

VISIBLE ALARM NOTIFICATION APPLIANCES SHALL BE PROVIDED IN PUBLIC & COMMON AREAS.

THE NOTIFICATION CIRCUITS SERVING THE EMPLOYEE WORK AREAS SHALL BE INITIALLY DESIGNED 
WITH A MINIMUM OF 20 % SPACE CAPACITY TO ACCOUNT FOR THE POTENTIAL OF ADDING VISIBLE 
NOTIFICATION APPLIANCES IN THE FUTURE TO ACCOMMODATE HEARING IMPAIRED EMPLOYEES.

MEANS OF EGRESS

1009.1 ACCESSIBLE MEANS OF EGRESS

WHERE MORE THAN ONE MEANS OF EGRESS ARE REQUIRED BY SECTION 1015.1 OR 1021.1 FROM 
ANY ACCESSIBLE SPACE, EACH ACCESSIBLE PORTION OF THE SPACE SHALL BE SERVED BY NOT 
LESS THAN TWO ACCESSIBLE MEANS OF EGRESS.

1009.3 STAIRWAYS

EXCEPTION 2.

EXCEPTION 5.

CLEAR WIDTH OF 48" BETWEEN HANDRAILS IS NOT REQUIRED IN BUILDINGS EQUIPPED 
THROUGHOUT WITH AN AUTOMATIC SPRINKLER SYSTEM (903.3.1.1 NFPA 13).

AREAS OF REFUGE ARE NOT REQUIRED AT EXIT STAIRWAYS IN BUILDINGS EQUIPPED 
THROUGHOUT WITH AN AUTOMATIC SPRINKLER SYSTEM (903.3.1.1 NFPA 13).

IN ORDER TO BE CONSIDERED PART OF AN ACCESSIBLE MEANS OF EGRESS, A STAIRWAY 
BETWEEN STORIES SHALL HAVE A CLEAR WIDTH OF 48 INCHES MIN BETWEEN HANDRAILS AND 
SHALL EITHER INCORPORATE AN AREA OF REFUGE WITHIN AN ENLARGED FLOOR-LEVEL LANDING 
OR SHALL BE ACCESSED FROM EITHER AN AREA OF REFUGE COMPLYING WITH SECTION 1007.6 
OR A HORIZONTAL EXIT.

1006.2.1 SINGLE EXIT & COMMON PATH OF EGRESS TRAVEL

OCCUPANCY

1017.2 EXIT ACCESS TRAVEL DISTANCE 

A-2
B
S-1
F-2

75'
100'
100'
100'

OCCUPANCY

A, S-1
B
F-2

250'
300'
400'

EXIT SHALL DISCHARGE DIRECTLY TO THE EXTERIOR OF THE BUILDING. THE EXIT DISCHARGE 
SHALL BE AT GRADE OR SHALL PROVIDE DIRECT ACCESS TO GRADE. THE EXIT DISCHARGE 
SHALL NOT REENTER A BUILDING. THE COMBINED USE OF EXCEPTION 1 AND 2 SHALL NOT 
EXCEED 50 PERCENT OF THE NUMBER AND CAPACITY OF THE REQUIRED EXITS.

1028.1: EXIT DISCHARGE

1023: INTERIOR EXIT STAIRWAYS AND RAMPS

1023.2: CONSTRUCTION

INTERIOR EXIT STAIRWAYS SHALL BE ENCLOSED AND LEAD DIRECTLY TO THE EXTERIOR OR 
SHALL BE EXTENDED TO THE EXTERIOR WITH AN EXIT PASSAGEWAY CONFORMING TO 1024,  
EXCEPT AS PERMITTED IN SECTION 1028.1. AN INTERIOR EXIT STAIRWAY OR RAMP SHALL NOT BE 
USED FOR ANY PURPOSE OTHER THAN AS A MEANS OF EGRESS AND A CIRCULATIONS PATH.

ENCLOSURES FOR INTERIOR EXIT STAIRWAYS SHALL BE CONSTRUCTED AS FIRE BARRIERS IN 
ACCORDANCE WITH SECTION 707 OR HORIZONTAL ASSEMBLIES SECTION 711 OR BOTH. INTERIOR  
NOT LESS THAN 1 HOUR WHERE CONNECTING FOUR STORIES AND LESS. 

CHAPTER 12

INTERIOR ENVIRONMENT

WITH SPRINKLER SYSTEM

1208.2 MINIMUM CEILING HEIGHTS 
OCCUPIABLE SPACES, HABITABLE SPACES AND CORRIDORS SHALL HAVE A 
CEILING HEIGHT OF NOT LESS THAN 7 FEET 6 INCHES. BATHROOMS, TOILET 
ROOMS, KITCHENS, STORAGE ROOMS AND LAUNDRY ROOMS SHALL HAVE A 
CEILING HEIGHT OF NOT LESS THAN 7 FEET.

1203.3  UNVENTED ATTIC AND UNVENTED ENCLOSED RAFTER ASSEMBLIES

(WA AMENDED) UNVENTED ATTICS AND UNVENTED ENCLOSED ROOF FRAMING ASSEMBLIES 
CREATED BY CEILING S APPLIED DIRECTLY TO THE UNDERSIDE OF THE ROOF FRAMING 
MEMBERS AND STRUCTURAL ROOF SHEATHING APPLIED DIRECTLY TO THE TOP OF THE ROOF 
FRAMING MEMBERS SHALL BE PERMITTED WHEN ALL THE FOLLOWING CONDITIONS ARE MET:

3005.4 . MACHINE ROOMS, CONTROL ROOMS, MACHINERY 
SPACES, AND CONTROL SPACES

CHAPTER 30

ELEVATORS AND CONVEYING SYSTEMS 

ELEVATOR MACHINE ROOMS, CONTROL ROOMS, CONTROL SPACES AND 
MACHINERY SPACES OUTSIDE OF BUT ATTACHED TO A HOISTWAY THAT HAVE 
OPENINGS INTO THE HOISTWAY SHALL BE ENCLOSED WITH FIRE BARRIERS 
CONSTRUCTED IN ACCORDANCE WITH SECTION 707 OR HORIZONTAL 
ASSEMBLIES CONSTRUCTED IN ACCORDANCE WITH SECTION 711, OR BOTH. 
THE FIRE-RESISTANCE RATING SHALL BE NOT LESS THAN THE REQUIRED 
RATING OF THE HOISTWAY ENCLOSURE SERVED BY THE MACHINERY. 
OPENINGS IN THE FIRE BARRIERS SHALL BE PROTECTED WITH ASSEMBLIES 
HAVING A FIRE PROTECTION RATING NOT LESS THAN THAT REQUIRED FOR THE 
HOISTWAY ENCLOSURE DOORS.

715.1 FIRE RESISTANT JOINT SYSTEMS

JOINTS INSTALLED IN OR BETWEEN FIRE-RESISTANCE RATED WALLS, FLOOR OR FLOOR/CEILING 
ASSEMBLIES AND ROOFS OR ROOF/CEILING ASSEMBLIES SHALL BE PROTECTED BY AN 
APPROVED FIRE-RESISTANT JOINT SYSTEM DESIGNED TO RESIST THE PASSAGE OF FIRE FOR A 
TIME PERIOD NOT LESS THAN THE REQUIRED FIRE-RESISTANCE RATING OF THE WALL, FLOOR 
OR ROOF IN OR BETWEEN WHICH IT IS INSTALLED.  FIRE-RESISTANT JOINT SYSTEMS SHALL BE 
TESTED IN ACCORDANCE WITH SECTION 715.3.

716.5.3 DOOR ASSEMBLIES IN CORRIDORS AND SMOKE BARRIERS

FIRE DOOR ASSEMBLIES REQUIRED TO HAVE A MINIMUM FIRE PROTECTION RATING OF 20 
MINUTES WHERE LOCATED IN CORRIDOR WALLS HAVING A FIRE-RESISTANCE RATING IN 
ACCORDANCE WITH TABLE 716.5 SHALL BE TESTED IN ACCORDANCE WITH NFPA 252 OR UL 10C 
WITHOUT THE HOSE STREAM TEST.

716.5.3.1 SMOKE AND DRAFT CONTROL

FIRE DOOR ASSEMBLIES SHALL MEET THE REQUIREMENTS FOR A SMOKE AND DRAFT CONTROL 
DOOR ASSEMBLY TESTED IN ACCORDANCE WITH UL 1784. THE AIR LEAKAGE RATE OF THE DOOR 
ASSEMBLY SHALL NOT EXCEED 3.0 CUBIC FEET PER MINUTE PER SQUARE FOOT (0.01524 M3/S •
M2) OF DOOR OPENING AT 0.10 INCH (24.9 PA) OF WATER FOR BOTH THE AMBIENT TEMPERATURE 
AND ELEVATED TEMPERATURE TESTS. LOUVERS SHALL BE PROHIBITED. INSTALLATION OF SMOKE 
DOORS SHALL BE IN ACCORDANCE WITH NFPA 105.

TABLE 716.5: OPENING FIRE PROTECTION 

FIRE WALLS / FIRE BARRIERS RATED > 
1HR

ASSEMBLY TYPE WALL RATING DOOR RATING DOOR VISION PANEL

3 HR

2 HR

1.5 HR

3 HR (180 MIN)

1.5 HR (90 MIN)

FIRE-RESISTIVE ONLY

100 sq. in

100 sq. in

FIRE BARRIERS RATED 1 HR: SHAFTS, 
EXIT ENCLOSURES

1 1 HR (60 MIN) 100 sq. in

FIRE PARTITIONS: CORRIDOR WALLS 1 1/3 HR (20 MIN) MAX SIZE TESTED

1.5 HR (90 MIN)

OTHER FIRE PARTITIONS 1 3/4 HR (45 MIN) MAX SIZE TESTED

704.3 PROTECTION OF THE PRIMARY STRUCTURAL FRAME OTHER THAN COLUMNS

MEMBERS OF THE PRIMARY STRUCTURAL FRAME OTHER THAN COLUMNS THAT SUPPORT 
MORE THAN TWO FLOORS, OR ONE FLOOR AND ROOF, OR SUPPORT A LOAD-BEARING WALL 
OR A NONLOAD-BEARING WALL MORE THAN TWO STORIES HIGH, SHALL BE PROVIDED 
INDIVIDUAL ENCASEMENT PROTECTION BY PROTECTING THEM ON ALL SIDES FOR THE FULL 
LENGTH, INCLUDING CONNECTIONS TO OTHER STRUCTURAL MEMBERS WITH MATERIALS 
HAVING THE REQUIRED FIRE-RESISTANCE RATING.

EXCEPTION: INDIVIDUAL ENCASEMENT PROTECTION ON ALL SIDES SHALL BE PERMITTED ON 
ALL EXPOSED SIDES PROVIDED THE EXTENT OF PROTECTION IS IN ACCORDANCE WITH THE 
REQUIRED FIRE-RESISTANCE RATING, AS DETERMINED BY SECTION 703.

704.2 COLUMN PROTECTION

WHERE COLUMNS ARE REQUIRED TO HAVE PROTECTION TO BE FIRE-RESISTANCE RATED, 
THE ENTIRE COLUMN SHALL BE PROVIDED INDIVIDUAL ENCASEMENT PROTECTION BY 
PROTECTING IT ON ALL SIDES FOR THE FULL COLUMN LENGTH, INCLUDING CONNECTIONS TO 
OTHER STRUCTURAL MEMBERS, WITH MATERIALS HAVING THE REQUIRED FIRE-RESISTANCE 
RATING. WHERE THE COLUMN EXTENDS THROUGH A CEILING, THE ENCASEMENT 
PROTECTION SHALL BE CONTINUOUS FROM TOP OF FOUNDATION OR FLOOR/CEILING BELOW 
THROUGH THE CEILING SPACE TO THE TOP OF THE COLUMN.

CHAPTER 2
DEFINITIONS

CORRIDOR AN ENCLOSED EXIT ACCESS COMPONENT THAT DEFINES AND PROVIDES A 
PATH OF EGRESS TRAVEL

GRADE PLANE A REFERENCE PLANE REPRESENTING THE AVERAGE OF FINISHED GROUND 
LEVEL ADJOINING THE BUILDING AT EXTERIOR WALLS. WHERE THE 
FINISHED GROUND LEVEL SLOPES AWAY FROM THE EXTERIOR WALLS, THE 
REFERENCE PLANE SHALL BE ESTABLISHED BY THE LOWEST POINTS WITHIN 
THE AREA BETWEEN THE BUILDING AND THE LOT LINE OR, WHERE THE LOT 
LINE IS MORE THAN 6 FT FROM THE BUILDING, BETWEEN THE BUILDING AND 
A POINT 6 FT FROM THE BUILDING.

504.3:  ALLOWABLE BUILDING HEIGHT IN FEET ABOVE GRADE PLANE

TYPE IIB SPRINKLERED (S)

MAX ALLOWABLE HEIGHT A-2, B, F 75'-0"
PROPOSED HEIGHT 39'-8"

504.4:  ALLOWABLE NUMBER OF STORIES ABOVE GRADE PLANE

TYPE IIB SPRINKLERED, (S)

A-2 3 (MOST RESTRICTIVE)
B 4
F-2 4

ALLOWABLE STORIES = 3
PROPOSED STOREIS = 3

704.1 REQUIREMENTS
THE FIRE-RESISTANCE RATINGS OF STRUCTURAL MEMBERS AND ASSEMBLIES SHALL COMPLY 
WITH THIS SECTION AND THE REQUIREMENTS FOR THE TYPE OF CONSTRUCTION AS 
SPECIFIED IN TABLE 601. THE FIRE-RESISTANCE RATINGS SHALL NOT BE LESS THAN THE 
RATINGS REQUIRED FOR THE FIRE-RESISTANCE-RATED ASSEMBLIES SUPPORTED BY THE 
STRUCTURAL MEMBERS.

705.2 PROJECTIONS
PROJECTIONS EXTENDING BEYOND THE EXTERIOR WALL SHALL CONFORM TO THE 
REQUIREMENTS OF THIS SECTION AND SECTION 1406. PROJECTIONS SHALL NOT EXTEND ANY 
CLOSER TO THE LINE USED TO DETERMINE THE FIRE SPEARATIONS DISTANCE THAN SHOWN 
IN TABLE 705.2

TABLE 705.2 MINIMUM DISTANCE OF PROJECTION:

FIRE SEPARATION 
DISTANCE (FSD):

MINIMUM DISTANCE FROM LINE 
USED TO DETERMINE FSD

0FT - 2FT PROJECTIONS NOT PERMITTED

>2FT - 3FT

>3FT - <30FT

24 INCHES

24 INCHES + 8 IN FOR EVERY FT OF FSD 
BEYOND 3FT OR FRACTION THEREOF

30FT+ 20 FT

705.2.1 TYPE I AND II CONSTRUCTION
PROJECTIONS FROM WALLS OF TYPE I OR II CONSTRUCITON SHALL BE OF NON-COMBUSTIBLE 
MATERIALS OR COMBUSTIBLE MATERIALS AS ALLOWED BY SECTIONS 1406.3 AND 1406.4

15% 25% 45% 75%

705.8.1 ALLOWABLE AREA OF OPENINGS

THE MAXIMUM AREA OF UNPROTECTED AND PROTECTED OPENINGS PERMITTED IN AN 
EXTERIOR WALL IN ANY STORY OF A BUILDING SHALL NOT EXCEED THE PERCENTAGES 
SPECIFIED IN TABLE 705.8

EXCEPTIONS:

2. BUILDINGS WHOSE EXTERIOR BEARING WALLS, EXTERIOR NONBEARING WALLS AND 
EXTERIOR PRIMARY STRUCTURAL FRAME ARE NOT REQUIRED TO BE FIRE-RESISTANCE RATED 
SHALL BE PERMITTED TO HAVE UNLIMITED UNPROTECTED OPENINGS

707.5.1 SUPPORTING CONSTRUCTION

THE SUPPORTING CONSTRUCTION FOR  A FIRE BARRIER SHALL BE PROTECTED TO AFFORD THE 
REQUIRED FIRE-RESISTANCE RATING OF THE FIRE BARRIER SUPPORTED. HOLLOW VERTICAL 
SPACES WITHIN A FIRE BARRIER SHALL BE FIREBLOCKED IN ACCORDANCE WITH SECTION 718.2 
AT EVERY FLOOR LEVEL.

EXCEPTION:

SUPPORTING CONSTRUCTION FOR 1-HOUR FIRE BARRIERS REQUIRED BY TABLE 509 IN BUILDINGS 
OF TYPE IIB, IIIB AND VB CONSTRUCTION IS NOT REQUIRED TO BE FIRE-RESISTANCE RATED 
UNLESS REQUIRED BY OTHER SECTIONS OF THIS CODE.

GREASE EXHAUST SHAFT / HVAC SHAFT: CONNECTING LESS THAN 4 STORIES: 1 HOUR RATED

3006 ELEVATOR LOBBIES AND HOISTWAY OPENING PROTECTION

NOT REQUIRED FOR HOISTWAYS CONNECTING 3 STORIES AND LESS

EXTERIOR WALLS 1 3/4 HR (45 MIN) MAX SIZE TESTED

AN AUTOMATIC SPRINKLER SYSTEM SHALL BE INSTALLED IN COMMERCIAL KITCHEN EXHAUST 
HOOD AND DUCT SYSTEMS WHERE AN AUTOMATIC SPRINKLER SYSTEM IS USED TO COMPLY 
WITH SECTION 904.

MAX OCC LOAD (1 EXIT) COMMON PATH (SPRINKLER)

49
49
29
49

1007.1.1 TWO EXITS OR EXIT ACCESS DOORWAYS
WHERE TWO EXITS, EXIT ACCESS DOORWAYS, EXIT ACCESS STAIRWAYS OR RAMPS OR ANY 
COMBINATION THEREOF ARE REQUIRED FROM ANY PORTION OF THE EXIT ACCESS, THEY SHALL 
BE PLACED A DISTANCE APART EQUAL TO NOT LESS THAN ONE-HALF OF THE LENGTH OF THE 
MAXIMUM OVERALL DIAGONAL DIMENSION OF THE BUILDING OR AREA TO BE SERVED 
MEASURED IN A STRAIGHT LINE BETWEEN THEM.

EXCEPTIONS:

1. WHERE INTERIOR EXIT STAIRWAYS OR RAMPS ARE INTERCONNECTED BY A 1-HOUR FIRE 
RESISTANCE-RATED CORRIDOR CONFORMING TO THE REQUIREMENTS OF SECTION 1020, THE 
REQUIRED EXIT SEPARATION SHALL BE MEASURED ALONG THE SHORTEST DIRECT LINE OF 
TRAVEL WITHIN THE CORRIDOR.

2. WHERE A BUILDING IS EQUIPPED THROUGHOUT WITH AN AUTOMATIC SPRINKLER SYSTEM IN 
ACCORDANCE WITH SECTION 903.1.1. OR 903.1.2, THE SEPARTION DISTANCE SHALL BE NOT LESS 
THAN ONE-THIRD OF THE LENGTH OF THE MAXIMUM OVERALL DIAGONAL DIMENSION OF THE AREA 
SERVED.

EXCEPTION 1.

NOT MORE THAN 50 PERCENT OF THE NUMBER AND MINIMUM WIDTH OR REQUIRED CAPACITY OF 
INTERIOR EXIT STAIRWAYS AND RAMPS IS PERMITTED TO EGRESS THROUGH AREAS ON THE LEVEL 
OF DISCHARGE PROVIDED ALL OF THE FOLLOWING CONDITIONS ARE MET:

1.1. DISCHARGE OF INTERIOR EXIT STAIRWAYS AND RAMPS SHALL BE PROVIDED WITH A FREE AND 
UNOBSTRUCTED PATH OF TRAVEL TO AN EXTERIOR EXIT DOOR AND SUCH EXIT IS READILY VISIBLE 
AND IDENTIFIABLE FROM THE POINT OF TERMINATION OF THE ENCLOSURE.

1.2. THE ENTIRE AREA OF THE LEVEL OF EXIT DISCHARGE IS SEPARATED FROM AREAS BELOW BY 
CONSTRUCTION CONFORMING TO THE FIRE-RESISTANCE RATING FOR THE ENCLOSURE.

1.3. THE EGRESS PATH FROM THE INTERIOR EXIT STAIRWAY AND RAMP ON THE LEVEL OF EXIT 
DISCHARGE IS PROTECTED THROUGHOUT BY AN APPROVED AUTOMATIC SPRINKLER SYSTEM. 
PORTIONS OF THE LEVEL OF EXIT DISCHARGE WITH ACCESS TO THE EGRESS PATH SHALL BE 
EITHER EQUIPPED THROUGHOUT WITH AN AUTOMATIC SPRINKLER SYSTEM INSTALLED IN 
ACCORDANCE WITH SECTION 903.1.1, OR SEPARATED FROM THE EGRESS PATH IN ACCORDANCE 
WITH THE REQUIREMENTS FOR THE ENCLOSURE OF INTERIOR EXIT STAIRWAYS OR RAMPS.

1.4. WHERE A REQUIRED INTERIOR EXIT STAIRWAY OR RAMP AND AN EXIT ACCESS STAIRWAY OR 
RAMP SERVE THE SAME FLOOR LEVEL AND TERMINATE AT THE SAME LEVEL OF EXIT DISCHARGE, 
THE TERMINATION OF THE EXIT ACCESS STAIRWAY OR RAMP AND THE EXIT DISCHARGE DOOR OF 
THE INTERIOR EXIT STAIRWAY OR RAMP SHALL BE SEPARATED BY A DISTANCE OF NOT LESS THAN 
30 FEET (9144 MM) OR NOT LESS THAN ONE-FOURTH THE LENGTH OF THE MAXIMUM OVERALL 
DIAGONAL DIMENSION OF THE BUILDING, WHICHEVER IS LESS. THE DISTANCE SHALL BE MEASURED 
IN A STRAIGHT LINE BETWEEN THE EXIT DISCHARGE DOOR FROM THE INTERIOR EXIT STAIRWAY OR 
RAMP AND THE LAST TREAD OF THE EXIT ACCESS STAIRWAY OR TERMINATION OF SLOPE OF THE 
EXIT ACCESS RAMP

1204.1  EQUIPMENT AND SYSTEMS

INTERIOR SPACES INTENDED FOR HUMAN OCCUPANCY SHALL BE PROVIDED WITH ACTIVE 
OR PASSIVE SPACE-HEATING SYSTEMS CAPABLE OF MAINTAINING A MINIMUM INDOOR 
TEMPERATURE OF NOT LESS THAN 68ºF (20ºC) AT A POINT 3 FEET (914 MM) ABOVE THE 
FLOOR ON THE DESIGN HEATING DAY. 

EXCEPTIONS: 
1. INTERIOR SPACES WHERE THE PRIMARY PURPOSE IS NOT ASSOCIATED WITH HUMAN 
COMFORT. 
2. GROUP F, H, S, OR U OCCUPANCIES.

(WA AMENDED)

1. THE UNVENTED ATTIC SPACE IS COMPLETELY WITHIN THE BUILDING THERMAL ENVELOPE. 

2. NO INTERIOR VAPOR RETARDERS ARE INSTALLED ON THE CEILING SIDE (ATTIC FLOOR) OF THE 
UNVENTED ATTIC ASSEMBLY OR ON THE CEILING SIDE OF THE UNVENTED ENCLOSED ROOF 
FRAMING ASSEMBLY. 

3. WHERE WOOD SHINGLES OR SHAKES ARE USED, A MINIMUM 1/4 INCH (6.4 MM) VENTED AIR 
SPACE SEPARATES THE SHINGLES OR SHAKES AND THE ROOFING UNDERLAYMENT ABOVE THE 
STRUCTURAL SHEATHING. 

4. IN CLIMATE ZONE 5B, ANY AIR-IMPERMEABLE INSULATION SHALL BE A CLASS II VAPOR RETARDER, 
OR SHALL HAVE A CLASS II VAPOR RETARDER COATING OR COVERING IN DIRECT CONTACT WITH 
THE UNDERSIDE OF THE INSULATION. 

5. INSULATION SHALL BE LOCATED IN ACCORDANCE WITH THE FOLLOWING: 
5.1. ITEM 5.1.1, 5.1.2, 5.1.3 OR 5.1.4 SHALL BE MET, DEPENDING ON THE AIR PERMEABILITY OF THE 
INSULATION DIRECTLY UNDER THE ROOF SHEATHING. 

5.1.1. WHERE ONLY AIR-PERMEABLE INSULATION IS PROVIDED, IT SHALL BE APPLIED IN DIRECT 
CONTACT WITH THE UNDERSIDE OF THE STRUCTURAL ROOF SHEATHING.

5.1.2. WHERE AIR-PERMEABLE INSULATION IS PROVIDED INSIDE THE BUILDING THERMAL ENVELOPE, 
IT SHALL BE INSTALLED IN ACCORDANCE WITH ITEM 5.1. IN ADDITION TO THE AIR-PERMEABLE 
INSULATION INSTALLED DIRECTLY BELOW THE STRUCTURAL SHEATHING, RIGID BOARD OR SHEET 
INSULATION SHALL BE INSTALLED DIRECTLY ABOVE THE STRUCTURAL ROOF SHEATHING IN 
ACCORDANCE WITH THESE RVALUES FOR CONDENSATION CONTROL:  
I. CLIMATE ZONE #4C - R-10 MINIMUM RIGID BOARD OR AIR-IMPERMEABLE INSULATION RVALUE.
II. CLIMATE ZONE #5B - R-20 MINIMUM RIGID BOARD OR AIR-IMPERMEABLE INSULATION RVALUE.

5.1.3. WHERE BOTH AIR-IMPERMEABLE AND AIRPERMEABLE INSULATION ARE PROVIDED, THE 
AIRIMPERMEABLE INSULATION SHALL BE APPLIED IN DIRECT CONTACT WITH THE UNDERSIDE OF 
THE STRUCTURAL ROOF SHEATHING IN ACCORDANCE WITH ITEM 5.1.1 AND SHALL BE IN 
ACCORDANCE WITH THESE R-VALUES FOR CONDENSATION CONTROL. THE AIRPERMEABLE 
INSULATION SHALL BE INSTALLED DIRECTLY UNDER THE AIR-IMPERMEABLE INSULATION. 
I. CLIMATE ZONE #4C- R-10 MINIMUM RIGID BOARD OR AIR-IMPERMEABLE INSULATION RVALUE.

II. CLIMATE ZONE #5B- R-20 MINIMUM RIGID BOARD OR AIR-IMPERMEABLE INSULATION RVALUE.

5.1.4 ALTERNATIVELY, SUFFICIENT RIGID BOARD OR SHEET INSULATION SHALL BE INSTALLED 
DIRECTLY ABOVE THE STRUCTURAL ROOF SHEATHING TO MAINTAIN THE MONTHLY AVERAGE 
TEMPERATURE OF THE UNDERSIDE OF THE STRUCTURAL ROOF SHEATHING ABOVE 45 DEGREES F. 
FOR CALCULATION PURPOSES, AN INTERIOR AIR TEMPERATURE OF 68 DEGREES F IS ASSUMED 
AND THE EXTERIOR AIR TEMPERATURE IS ASSUMED TO BE THE MONTHLY AVERAGE OUTSIDE AIR 
TEMPERATURE OF THE THREE COLDEST MONTHS 

5.2. WHERE PREFORMED INSULATION BOARD IS USED AS THE AIR-PERMEABLE INSULATION LAYER, 
IT SHALL BE SEALED AT THE PERIMETER OF EACH INDIVIDUAL SHEET INTERIOR SURFACE TO FORM 
A CONTINUOUS LAYER.

CHAPTER 30

CHAPTER 11

ACCESSIBILITY

TABLE 1106.1 ACCESSIBLE PARKING SPACES

TOTAL ACCESSIBLE STALLS REQUIRED: 3

1106.5  VAN SPACES

FOR EVERY SIX OR FRACTION OF SIX ACCESSIBLE PARKING SPACES, AT LEAST ONE SHALL 
BE A VAN-ACCESSIBLE PARKING SPACE

1106.1 REQUIRED
ACCESSIBLE PARKING SPACES SHALL BE PROVIDED IN COMPLIANCE WITH TABLE 1106.1.  WHERE 
MORE THAN ONE PARKING FACILITY IS PROVIDED ON A SITE, THE NUMBER OF PARKING SPACES 
REQUIRED TO BE ACCESSIBLE SHALL BE CALCULATED SEPARATELY FOR EACH PARKING FACILITY.

1108.2.9 DINING AND DRINKING AREAS

IN DINING AND DRINKING AREAS, ALL INTERIOR AND EXTERIOR FLOOR AREAS SHALL BE 
ACCESSIBLE AND BE ON AN ACCESSIBLE ROUTE

EXCEPTION 2.
AN ACCESSIBLE ROUTE TO DINING AND DRINKING AREAS IN A MEZZANINE IS NOT REQUIRED, 
PROVIDED THAT THE MEZZANINE CONTAINS LESS THAN 25% OF THE TOTAL COMBINED AREA 
FOR DINING AND DRINKING AND THE SAME SERVICES, AND DECOR ARE PROVIDED IN THE 
ACCESSIBLE AREA.

1109.2 TOILET AND BATHING FACILITIES

EACH TOILET ROOM AND BATHING ROOM SHALL BE ACCESSIBLE.- AT LEAST ONE OF EACH TYPE 
OF FIXTURE, ELEMENT, CONTROL OR DISPENSER IN EACH ACCESSIBLE TOILET ROOM AND 
BATHING ROOM SHALL BE ACCESSIBLE.

TOTAL PARKING PROVIDED: 63 STALLS

TOTAL ACCESSIBLE STALLS PROVIDED: 3  (1 VAN STALL + 2 OTHER STALLS)

TOTAL ACCESSIBLE STALLS PROVIDED: 3

907.5.2.3 AUDIBLE ALARMS AND EMERGENCY COMMUNICATION SYSTEMS
AUDIBLE EMERGENCY AND ALARM NOTIFICATION APPLIANCES SHALL BE PROVIDED IN ELEVATOR  
LOBBIES, EXIT STAIRS, AREAS OF REFUGE AND ON EACH FLOOR. SYSTEMS SHALL BE DESIGNED TO 
NFPA 72.
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ROOM

NO-BUILD EASEMENT TO BE 
RECORDED ON TRACT C & TRACT 
K TO ALLOW WALLS, OPENINGS 
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SEATING PLATFORM
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1 OCC / 100 SF

81 OCC

OFFICE

41

41

129' - 7"

MAX TRAVEL

DISTANCE

15
0'

 -
3"

D
IA

G
O

N
AL

D
IS

TA
N

C
E

56' - 2"SEPARATION OFEXITS

46' - 7"
COMMON PATH OF

TRAVEL

82 SF
1 OCC / 300 SF

1 OCC

ELECTRICAL
1

EXIT

EXIT

FE-1

OPEN TO 
BELOW

TWO-WAY COMM DEVICE &
INSTRUCTIONS

8114 SF
1 OCC / 100 SF

92 OCC

OFFICE
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OFFICE DECK

Function of Space per Table 1004.1.2

Business Area

Industrial

Kitchen

Storage, Mechanical

Unconcentrated Assembly (Tables & Chairs)
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1
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ROOF

TWO-WAY COMM DEVICE &
INSTRUCTIONS

ROOF DECK MAX OCCUPANCY 
SIGN MOUNTED AT 60" AFF

SIGN STATING "THIS DOOR TO 
REMAIN UNLOCKED WHEN THE 
OUTDOOR AREA IS OCCUPIED" 
TO BE MOUNTED AT 48" AFF

TWO-WAY COMM DEVICE &
INSTRUCTIONS

MOUNTED 44" AFF

1
' -

 6
"

CODE DIAGRAM LEGEND

EXIT PATH OF TRAVEL / TRAVEL DISTANCE

X

X CONVERGING OR DIVERGING OCCUPANT LOAD

TRAVEL DISTANCE START POINT

1 HR FIRE BARRIER

OCCUPANT LOAD

EXIT TRAVEL DISTANCE LIMITS

OCCUPANCY   MAX COMMON PATH MAX DISTANCE TO AN 
EXIT
A-2 (RESTAURANT) 75 FT 250FT

B (OFFICE) 100 FT 300FT

F-2 (BREWERY) 100 FT 400FT

S-1 (TRASH) 100 FT 250FT

2 HR FIRE BARRIER
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1/16" = 1'-0"
A1

LEVEL 1 CODE DIAGRAM
1/16" = 1'-0"

A2
LEVEL 2 CODE DIAGRAM

1/16" = 1'-0"
A3

LEVEL 3 CODE DIAGRAM

MINIMUM REQUIRED PLUMBING FIXTURES (TABLE 2902.1 WA IBC)

Level Name

Occupancy
Classification
Group

Total Occupants Male
& Female (50/50) Max Females per WC Max Females per Lav Req WC's Female Req Lav's Female

Max Males per
WC Max Males per Lav Req WC's Male Req Lav's Male

LEVEL 2 ELECTRICAL 1 100 100 0.01 0.01 100 100 0.01 0.01

LEVEL 2 OFFICE 81 25 40 1.62 1.01 25 40 1.62 1.01

1.63 1.02 1.63 1.02

LEVEL 2 1.63 1.02 1.63 1.02

LEVEL 3 ELECTRICAL 1 100 100 0.01 0.01 100 100 0.01 0.01

LEVEL 3 OFFICE 92 25 40 1.84 1.15 25 40 1.84 1.15

LEVEL 3 OFFICE DECK 34 25 40 0.68 0.43 25 40 0.68 0.43

2.53 1.58 2.53 1.58

LEVEL 3 2.53 1.58 2.53 1.58

STAIR WIDTH USING SPRINKLER & COMMUNICATION SYSTEM PER 1005.3.1, IBC 907.5.2.2 AND NFPA 72
0.2 * 59 OCCUPANTS = 11.8 INCHES - (44" MINIMUM STAIR WIDTH REQUIRED)

DOOR WIDTH USING SPRINKLER & COMMUNICATION PER 1005.3.2, IBC 907.5.2.2 AND NFPA 72
0.15 * 59 = 8.85" REQUIRED - (32 3/4" MINIMUM CLEAR REQUIRED)

SEPARATION OF EXITS PER 1007.1.1 EXCEPTION 2:
150'-3" DIAGONAL DISTANCE * 0.33 = 49'-6" MINIMUM SEPARATION REQUIRED - (56'-2" PROVIDED)

**LEVEL 1 RESTAURANT AND BREWERY RESTROOMS TO BE PROVIDED AS PART OF FUTURE TI UNDER A SEPARATE PERMIT

6

6

MARK DATE DESCRIPTION

2 09/20/16 ADR CORRECTIONS 2

4 4/12/2018 ADR CORRECTIONS 4

5 7/18/18 BUILDING PERMIT CORRECTIONS

6 8/31/18 ADR #5/BLDG PERMIT

CORRECTIONS 2
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*DRAWING NTS

X2 exit sign- double face Lithonia EDG 2 GMR By EE

X1 exit sign- single face Lithonia EDG 1 GMR By EE

L15 Outdoor wall sconce Modern Forms WS-W65607 By EE WALL SURFACE TBD 16.5W 850 LUMENS 3000K 90+CRI INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 10% CONFIRM FINISH AND MOUNTING HEIGHT

L14 recessed perimeter wall wash cove Finelite

HP-WS 4W 4D [LENGTH] B 835 [VOLT] SC [MOUNTING]

SW TXL-L TXL-R [CEILING By EE CEILING RECESSED WHITE 4.6W/FT 400LM/FT 3500K 80+CRI INTEGRAL DRIVER. ELV DIMMING DOWN TO 10% CONFIRM LENGTHS

L13 recessed 2x2- restrooms Fluxwerx TR1 22 B 35 E1 M By EE CEILING RECESSED WHITE 29W 3200LM 3500K 80+CRI INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 10%

L12 4' lensed strip Lithonia ZL1N L48 5000LM FST MVOLT 35K 80CRI WH By EE CEILING SURFACE WHITE 34W 5000LM 3500K 80+CRI INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 1%

L11 4' wall mounted wrap in stairwells Lithonia WL4 30L EZ1 LP835 By EE WALL SURFACE WHITE 28W 3000LM 3500K 80+CRI INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 10% CONFIRM MOUNTING HEIGHT

L10 wall pack- loading dock Lithonia DSXW1 LED 20C 700 30K T3M [VOLT] [FINISH] By EE WALL SURFACE TBD 46W 5000 LUMENS 3000K 80+CRI INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 10% CONFIRM FINISH AND MOUNTING HEIGHT

L9 type not used

L8 architectural wall pack Lithonia WST LED P2 30K VW [VOLT] [FINISH] By EE WALL SURFACE TBD 25W 3000 LUMENS 3000K INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 10% CONFIRM FINISH AND MOUNTING HEIGHT

L7 Wet location downlight Gotham EVO 30/07 4AR MWD LD [VOLT] EZ10 By EE CEILING RECESSED TBD 12.8W

1000LM MEDIUM WIDE OPTICS

3000K 90+CRI INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 10% CONFIRM FINISH

L6

suspended linear slots at entry

vestibules Lumium N2 CSD [LENGTH] 30K SO UNV 10D [FINISHES] By EE CEILING SUSPENDED TBD 8W/FT 795LM/FT 3000K 80+CRI LED INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 10% CONFIRM LENGTHS. MOUNTING DETAILS AND FINISH

L5 wall grazer at entries Winona

WSL107W-LSL-[LENGTH]-[SECTION

LENGTH]-100ADJ-30DEG-LLP5A-30K-24V-[FINISH] By EE CEILING SURFACE TBD 14W/FT

3000K 20X50 GRAZE OPTICS 80+CRI

LED INTEGRAL DRIVER. 0-10V DIMMING DOWN TO 10% CONFIRM LENGTHS. MOUNTING DETAILS AND FINISH

L4 elevator pit light Lithonia DMW2 L24 4000LM WD AFL MVOLT 40K 80CRI By EE WALL SURFACE MOUNT WHITE 1
L3b

8' wet listed linear wall mount in

stairwell and ramp entry Selux SUR9L 1B35 35 PC F 08 [LENGTH] [FINISH] [VOLT] DIM By EE WALL SURFACE MOUNT TBD 8

L3a

6' wet listed linear wall mount over

elevator door Selux SUR9L 1B35 35 PC F [FEED] 06 [FINISH] [VOLT] DIM By EE WALL SURFACE MOUNT TBD 2

L2 4' lensed strip Lithonia ZL1N L48 SMR 5000LM FST MVOLT  3500K 80CRI By EE CEILING SURFACE MOUNT WHITE 8
L1 parking garage fixture Kenall SPG18 PM MW 5S SU TP 45L 40K8 DCC DV By EE CEILING SURFACE MOUNT WHITE 26

Type Description Manufacturer Catalog Number Voltage Mounting Finish Wattage Lamp Driver Notes QTY

11/9/2017 REVISED- 01/05/18

Lighting Fixture Schedule

Spring District- Brewpub

MARK DATE DESCRIPTION
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G-028D4

CONCRETE BENCH W/ 
RECLAIMED TIMBER 
CAP HT AT 16" A.F.S.
A2/G-028

D2

D1

4
'-0

"
4

'-0
"

4
'-0

"

BIKE PARKING (8 BIKES)

VESTIBULE

ENTRY CARPET TILE

STAIR #2

A-402 A2

C5

A-402

C4

B2

LEVEL 1
180.50'

LEVEL 2
196.00'

D

* SEE A-201 FOR COLOR / MATERIAL LEGEND

FLUSH MORTAR JOINTS

WEATHERED MORTAR 
JOINTS AT TOP AND 
BOTTOM AT HALF 
HEIGHT COURSING, TYP

AVERAGE GRADE
180.36'

1
5'

-6
"

3

2

1

6

6

4

8

LEVEL 1
180.50'

LEVEL 2
196.00'

1412 13B511
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2LEVEL 1
180.50'

LEVEL 2
196.00'

14 1213
B5

1

2

1
'-4

"

8

A2

A-421

WEATHERED JOINTS 
ABOVE AND BELOW HALF 
HEIGHT COURSING, FLUSH 
JOINTS AT THE VERTICAL

FLUSH JOINTS

SIMILAR RECLAIMED WOOD 
PANELS AT 14" WIDE X 3" HIGH

A

B

C

D

A

B

C
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1/4" = 1'-0"
A4

MAIN OFFICE BUILDING LOBBY ENTRY

1/4" = 1'-0"
D4

MAIN OFFICE ENTRY- EAST WALL
1/4" = 1'-0"

D2
MAIN ENTRY- SOUTH WALL

1/4" = 1'-0"
D1

MAIN ENTRY- NORTH WALL

12" = 1'-0"
A1

CMU WALL JOINT PATTERN
12" = 1'-0"

A2
RECLAIMED WOOD BENCH (SIMILAR)
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G-029

B1

CONC BENCH W/
RECLAIMED TIMBER 
CAP- HT AT 16" A.F.S.

SCORED 
CONCRETE

*PLEASE SEE A-201 FOR 
COLOR/MATERIAL LEGEND

BEER GARDEN

EDGE OF BLDG ABOVE

?

G-029 C1

PROPERTY LINE

LEVEL 1
180.50'

LEVEL 2
196.00'

*SEE A-201 FOR COLOR/ MATERIAL LEGEND
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A4

WEST RESTAURANT ENTRY
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B1

RESTAURANT- NORTH WALL

1/4" = 1'-0"
C1

SECOND OFFICE ENTRY

1
VIEW OF WEST RESTAURANT ENTRY
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BENCH W/
RECLAIMED TIMBER 
A2/G-028

COLORED CONCRETE

CAST IN PLACE
CONCRETE

CABLE RAIL WITH 12" 
RECLAIMED WOOD COUNTER

SEATING BY T.I.

G-029 C1

PUBLIC PARK (UNDER SEPARATE PERMIT)

ACCESS TO BELOW 
GRADE PARKING 
(UNDER SEPARATE 
PERMIT)

FABRIC AWNING ABOVE

PROPERTY LINE

EXIT GATE

PROPERTY LINE

PROPERTY LINE

FIBERGLASS PLANTERS, TYP

GC

BMLB

A

B

C

D

A

B

C
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1/4" = 1'-0"
A4

BEER GARDEN - PLAN
1

VIEW OF BEER GARDEN

PLANTING LEGEND

QTY. TAG BOTANICAL NAME COMMON NAME
CONT.
SIZE MIN. SPACING REMARKS

95 GC ACORUS GRAMINEUS EVERGREEN GROUND COVER 1 9"

31 BMLB BUXUS MICROPHYLLA 'COMPACTA' LITTLE-LEAF BOXWOOD 2 1'-6"

6
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CAST IN PLACE CONC

BREW
FLOOR

LOADING
DOCKBEER

GARDEN

TRANSFORMER 
CLEARANCE

GAS METER

(PUBLIC PARK AND GARAGE UNDER SEPARATE PERMIT)

LEVEL 1
180.50'
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196.00'

LEVEL 3
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T.O. - BREWERY ROOF
25.50'
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* SEE A-201 FOR COLOR / MATERIAL LEGEND
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G-032C3

C4

CONC BENCH W/
RECLAIMED TIMBER 
CAP- HT AT 16" A.F.S.

ENTRY CARPET TILE

LEVEL 1
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*SEE A-201 FOR COLOR / MATERIAL LEGEND
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12 13
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1/4" = 1'-0"
A3

RESTAURANT ENTRY PLAN

1/4" = 1'-0"
C4

RESTAURANT ENTRY- SOUTH WALL
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C3
RESTAURANT ENTRY- EAST WALL

VIEW OF BREWERY ENTRY
A1

VIEW OF AWNING 
B1
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PUBLIC PARK

BREWERY

RESTAURANT 
& OFFICE

NE DISTRICT WAY
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1
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E
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N
D

 A
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E
 N

E
 (
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IV
A

T
E

 S
T

R
E

E
T

)

LOADING DOCK

TRANSFORMER

BEER GARDEN

LOOP ROAD SOUTH (PRIVATE STREET)

TRACT K

TRACT C

14'-2 1/2" SIDEWALK

11'-0" SIDEWALK

1
1

'-9
 1

/2
" 

S
ID

E
W

A
L

K

2
4

'-9
 1

/2
" 

T
O

 B
A

C
K

 O
F

 C
U

R
B

MAIN 
RESTAURANT 

ENTRY

MAIN 
OFFICE 
ENTRY

RESTAURANT 
ACCESS FOR SUMMER 
WEATER ONLY - NOT A 
PRIMARY ENTRANCE

BIKE RACK, TYP

BUILDING OVERHANG

BUILDING 
OVERHANG

BUILDING 
OVERHANG

BREWERY 
ENTRY

ENTRANCE CANOPY

GAS METER

PARKING OF 50 STALLS TO BE PROVIDED 
BELOW GRADE OF TRACT K TO ALLOW 
CONSTRUCTION OF A BUILDING ON 
PARCEL 13. PUBLIC PARK AND GARAGE 
UNDER SEPARATE PERMIT

ADA & EV CHARGING STALLS TO BE 
PROVIDED FOR BREWPUB/OFFICE USE 
WITHIN THIS FACILITY

OFFICE 
EXIT

PARCEL 12

F
IR

E
 S

E
P

A
R

A
T

IO
N
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T
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N
C

E

3
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 3

/4
"

1
6

'-1
1

" 
T

O
 P

R
O
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T

Y
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S
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E

SEPARATION DISTANCE
30'-8 1/4"

BENCH

RESTAURANT 
EXIT

LOADING 
ENTRY

ELECTRICAL 
ROOM

TRASH 
ROOM

RAILING

9'-0 3/4" 8'-6"

8'-10 3/4"

BENCH

AWNING

ROLL-UP SECTIONAL DOOR, TYP

FABRIC AWNING, TYP

27'-2" 3'-6" 17'-7 3/4"

30'-4 3/4" 36'-10 1/4" 34'-0"

1
18

'-0
"

7
5'-1 1

/2"

6
0'-0"

95'-8"

44'-11 1/4
"

40'-5 3/4"

ACCESSIBLE 
ROUTE

FIRE DEPARTMENT 
CONNECTION

BELOW-GRADE 
GARAGE STAIR ENTRY

BELOW-GRADE 
GARAGE ELEVATOR 
AND STAIR ENTRY

PLANTER

PROPERTY 
LINE

FIBERGLASS 
PLANTERS

PROPERTY LINE

PROPERTY 
LINE

8' - 10"

+30FT FIRE SEPARATION DISTANCE
43' - 7 1/2"

TRACT G TREE WELL, TYP
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GARAGE SCREEN WALL

6

NO-BUILD EASEMENT TO BE 
RECORDED ON TRACT C & TRACT 
K TO ALLOW OPENINGS AND 
PROJECTIONS TO BE NON-RATED

6

NO-BUILD EASEMENT TO BE 
RECORDED ON TRACT C & TRACT 
K TO ALLOW WALLS, OPENINGS 
AND PROJECTIONS TO BE NON-
RATED

6

S
E

P
A

R
A

T
IO

N
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A
N

C
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GENERAL - SITE PLAN NOTES

Key
Name BLANK NOTE DESCRIPTION 4

1. SITE INFORMATION CONTAINED HEREIN, INCLUDING BUT NOT LIMITED TO, DIMENSIONS AND

LOCATIONS OF EXISTING UTILITIES, IS BASED ON THE SURVEY AND IS PROVIDED FOR INFORMATIONAL

PURPOSES ONLY. THE ARCHITECT TAKES NO RESPONSIBILITY FOR ITS ACCURACY.

2. VERIFY LOCATION OF ALL EXISTING UTILITIES.  DO NOT DAMAGE TO OR DISTURB EXISTING UTILITIES.

3. FOR EXITING INFORMATION SEE SHEET G-003.

1" = 20'-0"
A1

SITE PLAN
NORTH

0' 10' 20' 40'

MARK DATE DESCRIPTION

3 12/15/17 ADR CORRECTIONS 3

4 4/12/2018 ADR CORRECTIONS 4

5 7/18/18 BUILDING PERMIT CORRECTIONS

6 8/31/18 ADR #5/BLDG PERMIT

CORRECTIONS 2



A-204

C1

A-202

C1

A-201

C1

HH

10

3

DD

14

14

A-203

C1

A2

A-301

A2

A-301

C1

A-301

C1

A-301WALK-OFF MAT

SLAB ON GRADE 
CONCRETE 

RETRACTABLE 
FABRIC 
AWNING

OPENING WITHIN CEILING 
(VENT SHAFT ABOVE)

B4

A-311

A02

A02

LINE OF BLDG 
ABOVE

CANOPY ABOVE

CONC BENCH W/ 
RECLAIMED 
TIMBER CAP

UNDERGROUND 
GREASE 
INTERCEPTOR 
(TO BE COORDINATED
WITH RESTAURANT)

BB

9

C4

A-301

C4

A-301

CONC BENCH W/ 
RECLAIMED TIMBER CAP

CONC BENCH W/ 
RECLAIMED 
TIMBER CAP

CAST IN PLACE 
CONCRETE

BUILDING 
OVERHANG 
ABOVE

SCORED CONCRETE

A4

A-310

A2

A-310

WALK OFF MAT

REMOVABLE CANOPY 
ABOVE, TYP

FF

12

13

AA

CC

1

I

1A

5

FF

CC

A3

A-310

A5

A-310

B1

A-311

B2

A-311

B3

A-311

A3

A-312

A1

A-312

A5

A-312

1B

HH

1C

A02

A02

A02

A02

E06a

E06a

E03

A-420

C4

A-421

C4

DOUBLE HEIGHT 
SPACE

BIKE 
RACK, 
TYP

TRANSFORMER 
CLEARANCE

118

2 7

GG

6

BB

DD

EE

4

G-029 C1

GAS METER

AA

REMOVABLE 
BOLLARD, TYP.

E E

BREW
FLOOR

114

1
1
5
A

VESTIBULE
107

BEER
GARDEN

117

SHARED
TRASH /

RECYCLE
112

RESTAURANT
101

ELEV
109

STAIR #2
108

STAIR #1
116

VESTIBULE
100

SPRINKLER
105

108A

LOADING
DOCK

115

1
0
1
D

1
1
4
C

1
0
1
C

1
0
1
B

112B

TENANT
ELECTRICAL

103

SHARED
METER / MDF

113

ELEV MACH
104

COMMON
HALLWAY

102

1
1
3
B

103A

1
1
2
A

1
1
2
C

115B

104A

E01

1
1
3
A

105A

107A

E02a

E02a

A03

E02

A03A03
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E02a

E02a

E02a

A-135

1

1
1
4
B

114A

13'-11"

3
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1
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"
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O
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H

H

HHH
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A-312

SCREEN WALL

BRACE FRAME

FIREPROOFED 
COLUMN

FIREPROOFED 
COLUMN

18'-2"
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1
0'-10"

1
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15'-0"
1

'-11 3
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6
2'-9 1
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1
'-8"

5
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4
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3
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1
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-7
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6
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"
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"
1
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"
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"
2
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-1

"

GRID LAYOUT BEGINNING POINT
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1.  STAIRWAYS ENCLOSURES AND ELEVATOR SHAFT VENTS AND OTHER OUTDOOR AIR INTAKES AND 
EXHAUST OPENINGS 
     INTEGRAL TO THE BUILDING ENVELOP SHALL BE PROVIDED WITH DAMPERS IN ACCORDANCE WITH WSEC 
C402.4.5.1
     AND C402.4.5.2

2.  TWO-WAY COMMUNICATION SYSTEMS TO BE PROVIDED WITH A BATTERY BACKUP TO COMPLY WITH IBC 
1009.8
1009.8.1 SYSTEM REQUIREMENTS
• SYSTEM SHALL PROVIDE COMMUNICATION BETWEEN EACH REQUIRED LOCATION AND THE FIRE 

CONTROL CENTER OR A CENTRAL POINT APPROVED BY THE FIRE DEPARTMENT. 
• WHERE THE CENTRAL CONTROL POINT IS NOT A CONSTANTLY ATTENDED LOCATION, TWO-WAY 

COMMUNICATION SYSTEM SHALL HAVE A TIMED AUTOMATIC TELEPHONE DIAL-OUT CAPABILITY TO A 
MONITORING LOCATION OR 9-1-1. 

• TWO-WAY COMMUNICATION SYSTEM SHALL INCLUDE BOTH AUDIBLE AND VISUAL SIGNALS.
1009.8.2 DIRECTIONS
• DIRECTIONS FOR THE USE OF THE SYSTEM, INSTRUCTIONS FOR SUMMONING ASSISTANCE VIA TWO-

WAY COMMUNICATION SYSTEM AND WRITTEN IDENTIFICATION OF THE LOCATION SHALL BE POSTED 
ADJACENT TO THE TWO-WAY COMMUNICATION DEVICES. 

• SIGNAGE SHALL COMPLY WITH ICC A117.1 REQUIREMENTS FOR VISUAL CHARACTERS

3. AUDIBLE AND VISUAL ALARMS TO BE PROVIDED WITH MANUAL OVERRIDE, VOICE MESSAGING CAPABILITY 
AND EMERGENCY POWER TO COMPLY WITH IBC 907.5.2 & 907.5.3.
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1.  STAIRWAYS ENCLOSURES AND ELEVATOR SHAFT VENTS AND OTHER OUTDOOR AIR INTAKES AND 
EXHAUST OPENINGS 
     INTEGRAL TO THE BUILDING ENVELOP SHALL BE PROVIDED WITH DAMPERS IN ACCORDANCE WITH WSEC 
C402.4.5.1
     AND C402.4.5.2

2.  TWO-WAY COMMUNICATION SYSTEMS TO BE PROVIDED WITH A BATTERY BACKUP TO COMPLY WITH IBC 
1009.8
1009.8.1 SYSTEM REQUIREMENTS
• SYSTEM SHALL PROVIDE COMMUNICATION BETWEEN EACH REQUIRED LOCATION AND THE FIRE 

CONTROL CENTER OR A CENTRAL POINT APPROVED BY THE FIRE DEPARTMENT. 
• WHERE THE CENTRAL CONTROL POINT IS NOT A CONSTANTLY ATTENDED LOCATION, TWO-WAY 

COMMUNICATION SYSTEM SHALL HAVE A TIMED AUTOMATIC TELEPHONE DIAL-OUT CAPABILITY TO A 
MONITORING LOCATION OR 9-1-1. 

• TWO-WAY COMMUNICATION SYSTEM SHALL INCLUDE BOTH AUDIBLE AND VISUAL SIGNALS.
1009.8.2 DIRECTIONS
• DIRECTIONS FOR THE USE OF THE SYSTEM, INSTRUCTIONS FOR SUMMONING ASSISTANCE VIA TWO-

WAY COMMUNICATION SYSTEM AND WRITTEN IDENTIFICATION OF THE LOCATION SHALL BE POSTED 
ADJACENT TO THE TWO-WAY COMMUNICATION DEVICES. 

• SIGNAGE SHALL COMPLY WITH ICC A117.1 REQUIREMENTS FOR VISUAL CHARACTERS

3. AUDIBLE AND VISUAL ALARMS TO BE PROVIDED WITH MANUAL OVERRIDE, VOICE MESSAGING CAPABILITY 
AND EMERGENCY POWER TO COMPLY WITH IBC 907.5.2 & 907.5.3.

VERTICAL CIRCULATION - GENERAL NOTES

LEVEL 1
180.50'

LEVEL 2
196.00'

LEVEL 3
208.00'

T.O. DECK
220.58'

D BC

1
2'

-7
"

4
'-6

 3
/4

"

1
3

 E
Q

U
A

L
 R

IS
E

R
S

7
'-5

 1
/4

"
7

'-5
 1

/2
"

1
4

 E
Q

U
A

L
 R

IS
E

R
S

8
'-0

 1
/2

"

6
 3

/4
"

7
"

11"

11"

12 TREADS @ 11" EA

13 TREADS @ 11" EA

F01

F02

F02

R01

4
2

" 
G

U
A

R
D

R
A

IL

A-423

B1

LEVEL 1
180.50'

LEVEL 2
196.00'

LEVEL 3
208.00'

T.O. DECK
220.58'

14 12 11

1
5'

-6
"

1
2'

-0
"

ROOF HATCH

4
8

 R
IS

E
R

S
 T

O
T

A
L

2
7

 E
Q

U
A

L
 R

IS
E

R
S

2
1

 E
Q

U
A

L
 R

IS
E

R
S

A-423

B3

A-604

B4

A-604

A4

LEVEL 1
180.50'

LEVEL 2
196.00'

LEVEL 3
208.00'

T.O. DECK
220.58'

C

1
2'

-0
"

1
5'

-6
"

V
E

R
IF

Y
 W

/ M
A

N
U

F

4
'-0

" 
P

IT

V
E

R
IF

Y
 W

/ M
A

N
U

F

1
2

'-1
1

" 
 C

L
R

 O
V

E
R

H
E

A
D

5
'-6

"

A-422

A1
TYP

A

B

C

D

A

B

C

D

1 2 3 4 5

1 2 3 4 5

COPYRIGHT GGLO. ALL RIGHTS RESERVED.
ORIGINAL SHEET SIZE IS 24"x36"

SHEET NO.

SHEET TITLE

GGLO PROJECT MANAGER:

GGLO PRINCIPAL IN CHARGE:

PROJECT NO.:

OWNER APPROVAL:

MARK DATE DESCRIPTION

ISSUE INFORMATION

REVISIONS

PROJECT:

OWNER:

PROJECT ADDRESS:

P
LO

T
 D

A
T

E
/T

IM
E

:

A 08/14/2015 ADMINISTRATIVE DESIGN REVIEW

A
P
P
R
O
V
A
L 
S
T
A
M
P
S

1301 First Avenue, Suite 301
Seattle, WA 98101
(206) 467 5828

http://www.gglo.com

B 01/22/2018 BUILDING PERMIT SUBMITTAL

C 08/31/2018 GMP SET

9
/1

1
/2

0
1
8
 1

:3
2
:3

1
 P

M

Kevin Reed

Sean Canady

2013037.01

1285 122ND AVENUE NE
BELLEVUE, WA 98005

A-421

VERTICAL CIRCULATION
STAIR 2

PARCEL 12 OFFICE /
BREWERY

8
/3

1
/1

8
 B

U
IL

D
IN

G
 P

E
R

M
IT

 R
E

S
P

O
N

S
E

 S
E

T

WR-SRI 120TH LLC

1/4" = 1'-0"
C4

STAIR 2 & ELEVATOR LEVEL 1
1/4" = 1'-0"

C2
STAIR 2 & ELEVATOR LEVEL 2

1/4" = 1'-0"
C1
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ELEVATOR SECTION

ROOF ACCESS LADDER
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1-1/2" X 3/16" BEARING BAR SIZE, 4" CROSS 
ROD SPACING
BAR GRATE WELDED PLAIN STEEL

1-1/2" X 1/4" FLAT STEEL BAR 
WELDED TO BAR GRATE PANEL

1-1/2" DIA STEEL PIPE HANDRAIL
WELDED TO STEEL BAR VERTICAL SUPPORTS

1-1/2" STEEL PLATE FOR VERTICAL SUPPORT

1 1/2"

2
'-1

0"

1-1/2" STEEL PLATE 
ATTACHED TO BAR GRATE PANEL & 
VERTICAL SUPPORT

FINISH STAIR SECTION
CONNECTION OF BAR GRATE TO STRINGER
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TYP STAIR TREAD WIDTH
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1/4 CLOSURE 
PLATES AT 
STRINGER
TOP AND 
BOTTOM

1" RECYLCED WOOD 
PLANK LANDING

1-1/2" DIA STEEL PIPE RAILING
TYPICAL.  

EXTEND HANDRAIL AT TOP 
AND
BOTTOM OF STAIRS 12"
FROM NOSING LINE. RETURN 
TO WALL OR GUARDRAIL

LANDING OR FLOOR
SEE PLANS.  SEE
STRUCT DRAWINGS

1" RECYCLED WOOD TREADS
SCREW FIXED

ANCHOR STRINGERS
TO FLOOR

NOTES:
GRIND SMOOTH ALL WELDS
POWDER COAT FINISH ON ALL STEEL
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1-1/2" X 3/16" BEARING BAR SIZE, 4" CROSS ROD SPACING
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TYPICAL

1/4 CLOSURE PLATES
TOP AND BOTTOM

1" RECYLCED 
WOOD PLANK

LANDING

EXTEND HANDRAIL AT TOP AND
BOTTOM OF STAIRS 12"

FROM NOSING LINE. RETURN TO 
WALL OR GUARDRAIL

LANDING OR FLOOR
SEE PLANS.  SEE

STRUCT DRAWINGS

1" RECYCLED WOOD TREADS
SCREW FIXED

ANCHOR STRINGERS
TO FLOOR

NOTES:
GRIND SMOOTH ALL WELDS

POWDER COAT FINISH ON ALL STEEL

11"
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1-1/2" DIA STEEL PIPE 
RAILING TYPICAL

1-1/2" X 1/2" STEEL HANDRAIL 
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3' - 4"

ELEVATOR NOTES

1. IBC 3004.4, 3006.6 AND ASME SECTIONS 2.7,2.8.  PIPES, DUCTS, CONDUITS AND EQUIPMENT NOT USED FOR THE OPERATION OF THE ELEVATOR ARE PROHIBITED IN THE 
MACHINE ROOM AND HOISTWAY.  PLUMBING AND MECHANICAL SYSTEMS SHALL NOT BE LOCATED IN AN ELEVATOR HOISTWAY ENCLOSURE. EXCEPTION: FLOOR DRAINS, SUMPS 
AND SUMP PUMPS SHALL BE PERMITTED AT THE BASE OF THE HOISTWAY ENCLOSURE PROVIDED THEY ARE INDIRECTLY CONNECTED TO THE PLUMBING SYSTEM.  

2. IBC 3006.1  AN APPROVED MEANS OF ACCESS SHALL BE PROVIDED TO ELEVATOR MACHINE ROOMS AND OVERHEAD MACHINERY SPACES.          

3. ASME 2.2.2. WATERPROOF AS NECESSARY TO PREVENT ENTRY OF GROUND WATER.    

4. ASME 2.2.4 PROVIDE A PIT LADDER.

5. WA IBC 3006.2  PROVIDE MACHINE ROOM VENTILATION

6. IBC 3004.1, WA IBC 3004.3 PROVIDE HOISTWAY VENTILATION. PROVIDE DAMPERS THAT REMAIN POWERED CLOSED UNTIL ACTIVATED OPEN BY THE FIRE ALARM SYSTEM 
PANEL. THE DAMPERS SHALL OPEN UPON LOSS OF POWER.

7. COMPLY WITH SEISMIC REQUIREMENTS

8. ASME 2.7.4 PROVIDE 7'-0" CLEAR HEADROOM IN MACHINE ROOM

9. IBC 3001.3 ACCOMMODATE PEOPLE WITH  DISABILITIES.

10. ASME 2.4, 3.4 PROVIDE PROPER TO CAR RUNBYS, CLEARANCES AND REFUGE SPACE.

11.ASME 2.1.1.2, 2.11.14 GROUT ALL MASONRY JAMBS AND HEADERS TO RETAIN FIRE RATING OF HOISTWAY. IN OTHER THAN MASONRY, PROVIDE LABELED ENTRANCE 
ASSEMBLIES INSTALLED AS TESTED.

12. IBC 3002.1, 3002.1.1 ELEVATOR HOISTWAY SHAFTS AND PENETRATIONS SHALL BE PROTECTED AS REQUIRED IN CHAPTER 7.

13. IBC 3004.2 HOISTWAY VENTS SHALL BE LOCATED AT THE TOP OF THE HOISTWAY AND SHALL OPEN EITHER DIRECTLY TO THE OUTER AIR OR THROUGH NONCOMBUSTIBLE 
DUCTS TO THE OUTER AIR.  NONCOMBUSTIBLE DUCTS SHALL BE PERMITTED TO PASS THROUGH THE ELEVATOR MACHINE ROOM, PROVIDED THAT PORTIONS OF THE DUCTS 
LOCATED OUTSIDE THE HOISTWAY OR MACHINE ROOM ARE ENCLOSED BY CONSTRUCTION HAVING NOT LESS THAN THE FIRE-RESISTANCE RATING REQUIRED FOR THE 
HOISTWAY.

14. ASME 2.27.1 PROVIDE MEANS OF TWO-WAY CONVERSATION BETWEEN EACH ELEVATOR AND A READILY ACCESSIBLE POINT (MAIN ELEVATORE LOBBY) OUTSIDE THE 
HOISTWAY.

15. ASME 2.27.1.1.2 THIS STRUCTURE IS CONSDIERED AS UNATTENDED, AND  ADDITIONAL EMERGENCY SIGNALING DEVICES SHALL BE PROVIDED (PHONE TO ANSWERING
SERVICE.)

16. ASME 2.27.1.1.5 PROVIDE AN EMERGENCY POWER SUPPLY FOR THE DEVICES REQUIRED BY 2.27.1 THE SUPPLY SHALL BE CAPABLE OF OPERATING THE AUDIBLE DEVICE FOR 
AT LEST ONE HOURS AND THE MEANS OF A TWO-WAY CONVERSATION FOR AT LEAST FOUR HOURS.

17. IBC 3003.3 ALL ELEVATORS SHALL BE EQUIPPED TO OPERATE WITH A STANDARDIZED FIRE SERVICE ELEVATOR KEY IN ACCORDANCE WITH THE INTERNATIONAL FIRE CODE.

23. WA IBC 3002.4  PROVIDE ONE ELEVATOR FOR FIRE DEPARTMENT EMERGENCY ACCESS TO ALL FLOORS. THE ELEVATOR CAR SHALL BE OF SUCH A SIZE AND ARRANGEMENT 
TO ACCOMMODATE AN AMBULANCE STRETCHER 24 INCHES BY 84 INCHES  WITH NOT LESS THAN 5-INCH (127 MM) RADIUS CORNERS, IN THE HORIZONTAL, OPEN POSITION AND 
SHALL BE IDENTIFIED BY THE INTERNATIONAL SYMBOL FOR EMERGENCY MEDICAL SERVICES (STAR OF LIFE). THE SYMBOL SHALL NOT BE LESS THAN 3 INCHES (76 MM) IN 
HEIGHT AND SHALL BE PLACED INSIDE ON BOTH SIDES OF THE HOISTWAY DOOR FRAME.

24. IBC 1007.4 A LEGALLY REQUIRED STANDBY POWER SYSTEM SHALL BE PROVIDED FOR OPERATION OF THE ELEVATOR, THE SHUNT TRIP AND THE ELEVATOR CAR LIGHTING IN 
ACCORDANCE WITH CHAPTER 27 AND THE WASHINGTON ENERGY CODE.

25. EACH CONVEYANCE REQUIRES A SEPARATE PERMIT WITH DETAILED INSTALLATION PLANS AND SHALL BE INSTALLED BY A WASHINGTON STATE LICENSED CONTRACTOR

WALL ASSEMBLY PER PLAN

ELEVATOR DOOR 
FRAME

ANGLE PER ELEV MFR
WELDED TO EMBED ANGLE

STEEL EMBED ANGLE

GROUT PER MFR 
RECOMMENDATIONS

MTL. DOOR FRAME

SHAFT

M
F

R

P
E

R

A

B

C

D

A

B

C

D

1 2 3 4 5

1 2 3 4 5

COPYRIGHT GGLO. ALL RIGHTS RESERVED.
ORIGINAL SHEET SIZE IS 24"x36"

SHEET NO.

SHEET TITLE

GGLO PROJECT MANAGER:

GGLO PRINCIPAL IN CHARGE:

PROJECT NO.:

OWNER APPROVAL:

MARK DATE DESCRIPTION

ISSUE INFORMATION

REVISIONS

PROJECT:

OWNER:

PROJECT ADDRESS:

P
LO

T
 D

A
T

E
/T

IM
E

:

A 08/14/2015 ADMINISTRATIVE DESIGN REVIEW

A
P
P
R
O
V
A
L 
S
T
A
M
P
S

1301 First Avenue, Suite 301
Seattle, WA 98101
(206) 467 5828

http://www.gglo.com

B 01/22/2018 BUILDING PERMIT SUBMITTAL

C 08/31/2018 GMP SET

9
/1

1
/2

0
1
8
 1

:3
2
:3

2
 P

M

Kevin Reed

Sean Canady

2013037.01

1285 122ND AVENUE NE
BELLEVUE, WA 98005

A-422

ELEVATOR AND STAIR
DETAILS

PARCEL 12 OFFICE /
BREWERY

8
/3

1
/1

8
 B

U
IL

D
IN

G
 P

E
R

M
IT

 R
E

S
P

O
N

S
E

 S
E

T

WR-SRI 120TH LLC

1" = 1'-0"
C4

GUARDRAIL/HANDRAIL - ELEVATION
1" = 1'-0"

C5
GUARDRAIL/HANDRAIL - PLAN

1" = 1'-0"
A4

STAIR GUARDRAIL/HANDRAIL BASE - INSIDE
1" = 1'-0"

A2
STAIR GUARDRAIL/HANDRAIL BASE - WALL SIDE

6" = 1'-0"
B1

ELEV DOOR DECORATIVE PANEL

3" = 1'-0"
A1

ELEV SILL @ CONC

MARK DATE DESCRIPTION

5 7/18/18 BUILDING PERMIT CORRECTIONS



SELF CLOSING (FRP) 
GATE (DIA 1.91) 

ALUMINUM GATE 
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STEEL CORNER BRACKETS
(HOT DIP GALVANIZED)

ALUMINUM POST SUPPORT
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1" = 1'-0"
C5

HATCH RAIL SYSTEM

1" = 1'-0"
B1

ALTERNATING STAIR SECTION
1" = 1'-0"

B3
ROOF HATCH SECTION

1 1/2" = 1'-0"
A3

STAIR SIGNAGE DETAIL
1" = 1'-0"

A5
TYP. FLOOR MOUNT H.RAIL

1" = 1'-0"
D5

TYPICAL GUARDRAIL/HANDRAIL
AT STAIR LANDING - PLAN

3/4" = 1'-0"
B5

TYPICAL STEEL STAIR SECTION

1 1/2" = 1'-0"
A2

METAL STAIR TOP
6" = 1'-0"

A1
MTL HANDRAIL STD BRACKET

1" = 1'-0"
A4

TYP WALL MOUNT HANDRAIL

MARK DATE DESCRIPTION

5 7/18/18 BUILDING PERMIT CORRECTIONS



WRB

CORRUGATED STEEL SIDING, 
PER ELEVATIONS

WINDOW - INSTALL PER 
WINDOW SEQUENCE 
DETAILS

TAPE OVER JAMB & HEAD FLANGES

SEALANT & BACKER ROD

TRIM BY SIDING MFR

LINE OF "FRAME" 
BELOW

SOLID BLKG AT JAMB

2 1/2"

CONT 1X3 FOR FRAME ATTACHMENT

2-1/2" X 7" X 1/4" ALUM "FRAME," 
WELDED CORNERS, PAINTED

SEMI-RIGID INSULATION

WDW- INSTALL 
PER WDW 
SEQUENCE 
DETAILS

SEALANT  
BETWEEN GWB & 
WINDOW

SEALANT & 
BACKER ROD

.050 ALUMINUM 
PANEL

8
"

LINE OF FRAME 
BELOW

1
/2

"
1

/2
"

1 3/4"

SEMI-RIGID 
INSULATION

WRB

WDW - INSTALL PER 
WDW SEQUENCE 
DETAILS

SEAL WINDOW FRAME TO 
SAM FOR AIR BARRIER AND 
SEAL FRAME TO SILL 

MTL SIDING PER ELEVS

1" X  3" MDF APRON

STOREFRONT SILL

COMPOSITE FURRING CHANNEL

MTL CLAD SAM PER WINDOW 
SEQUENCE DETAILS

SEALANT & BACKER ROD

PREFINISHED MTL FLASHING - COLOR 
TO MATCH ADJ. METAL SIDING

INSECT SCREEN AT TOP & 
BOTTOM OF WALL PANEL, TYP.

WRB

WRB AIR BARRIER TAPE

2-1/2" X 7" X 1/4" ALUM "FRAME," WELDED 
CORNERS, PAINTED, SLOPE TO DRAIN, W/ 
DRIP EDGE

LINE OF "FRAME" BEYOND

SEALANT & BACKER ROD

LEVEL

WDW 
HEAD HT

24 GA PREFINISHED
HEAD FLASHING

TAPE

6
1/

12
8"

1
 1

/2
"

CORRUGATED STEEL 
SIDING PER ELEVS

COMPOSITE FURRING CHANNELS, TYP

WRB

2-1/2" X 7" X 1/4" ALUM "FRAME," 
WELDED CORNERS, PAINTED, 
SLOPE TO DRAIN, W/ DRIP EDGE

LINE OF FRAME BEYOND

6" STRUCTURAL PIPE 
COLUMN

6" METAL STUD WALL 
W/ BATT INSULATION

SEMI-RIGID INSULATION

1
0"

AIR SPACE

BRICK

CAST IN PLACE 
CONCRETE BASE

5/8" GYP

2"2"3 5/8"

WRB

GRIDLINE

WATERSTOP AT ALL COLD 
JOINTS

WDW- INSTALL PER 
WDW SEQUENCE 
DETAILS

SEALANT & 
BACKER ROD

EXTERIOR FACE OF 
BRICK BEYOND

METAL COVER

SEMI-RIGID INSULATION

COLUMN PER 
STRUCTURAL

WELDED STEEL 
PLATE CONNECTION

5/8" GYP

INTERIOR FACE OF 
METAL STUD WALL 
BEYOND

CORRUGATED STEEL PANEL

1/4" METAL PLATE

SEMI-RIGID INSULATION

COLUMN PER 
STRUCTURAL

WRB

(1) LAYER 5/8" TYPE 'X' 
GYPSUM BOARD

4"

WRB

SEALANT & BACKER 
ROD

7/8" CORRUGATED 
STEEL PANEL

1/4" METAL PLATE

SEMI-RIGID 
INSULATION

COLUMN PER 
STRUCTURAL

6" METAL STUD WALL

5/8" GYP

INTERIOR FACE OF 
METAL STUD WALL 
BEYOND

6"

1'-2 43/64" 1 5/8" 6"

2"7/8"

GRIDLINE

7/8" CORRUGATED 
STEEL PANEL

SEMI-RIGID INSULATION

COLUMN PER 
STRUCTURAL

COLUMN PER 
STRUCTURAL

TYPICAL UPPER 
FLOOR ASSEMBLY

6" METAL STUD 
WALL

7 33/64"

WRB

BEAMS & JOISTS 
PER STRUCTURAL

6" METAL STUD 
WALL

DEFLECTION TRACK

AT FIRE RATED COLUMNS & BEAMS -
BRACES TO RECIEVE SPRAY APPLIED 
FIRE PROOFING TO MATCH THICKNESS 
APPLIED TO STRUCTURAL MEMBER 
FOR NOT LESS THAN 12" IN LENGTH

COLUMN PER 
STRUCTURAL

6" METAL STUD 
WALL W/ BATT 
INSULATION

1
0"

CAST IN PLACE 
CONCRETE BASE

SHEATHING

WATERSTOP AT ALL 
COLD JOINTS

1'-8"

1'-7"

H

FOUNDATION DRAIN

LEVEL 2
196.00'

14

WEATHER SEAL

7/8" CORRUGATED 
METAL PANEL

1/4" METAL PLATE

SEMI-RIGID INSULATION

BEAM PER STRUCTURAL

STRUCTURAL ANGLE

INTERIOR FACE OF METAL STUD 
WALL BEYOND

LEVEL 2
15'-6"

COMPENSATION TRACK

1
/2

"

FRP FURRING CHANNEL

WEATHER RESISTIVE BARRIER

ALUMINUM PANEL TO MATCH 
STOREFRONT COLOR

FLEXIBLE SELF-SUPPORTING SAM

BACKER ROD & SEALANT

INTERIOR GYPSUM TO BE 
PROVIDED BY FUTURE TENANT, 
TYP

LATERAL BRACING

A-510

C1
SIM

LEVEL 2
196.00'

AT FIRE RATED COLUMNS & BEAMS -
BRACES TO RECIEVE SPRAY APPLIED 
FIRE PROOFING TO MATCH THICKNESS 
APPLIED TO STRUCTURAL MEMBER 
FOR NOT LESS THAN 12" IN LENGTH

STOREFRONT SYSTEM

WEATHER SEAL

AIR BARRIER SEALANT

COSMETIC SEALANT - COLOR 
MATCH TO STOREFRONT

RETRACTABLE CANOPY 
HOUSING

STEEL T ATTACHMENT PLATE

PREFINISHED METAL FLASHING -
COLOR MATCH TO STOREFRONT

WEATHER SEAL

AIR BARRIER SEALANT

A

B

C

D

A

B

C

D

1 2 3 4 5

1 2 3 4 5
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WR-SRI 120TH LLC

3" = 1'-0"
B3

JAMB @ MTL SIDING  (MTL FRMG)

3" = 1'-0"
A5

JAMB AT GANGED WINDOWS
3" = 1'-0"

A3
SILL @ METAL SIDING (MTL FRMG)

3" = 1'-0"
C3

HEAD @ MTL SIDING (MTL FRMG)

1 1/2" = 1'-0"
A4

BRICK BASE

1 1/2" = 1'-0"
C4

STOREFRONT CONNECTION TO
PIPE COLUMN

1 1/2" = 1'-0"
B5

TOP OF BRICK TO METAL
TRANSITION

1 1/2" = 1'-0"
C5

TOP OF STOREFRONT

1 1/2" = 1'-0"
D5

FLOOR TO EXTERIOR WALL
CONNECTION - LEVEL 3

1 1/2" = 1'-0"
B4

STOREFRONT BASE

1 1/2" = 1'-0"
A1

WALL TRANSITION AT LEVEL 2

3" = 1'-0"
C1

WALL TRANSITION WRB DETAIL

3" = 1'-0"
D3

CANOPY DETAIL

6
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M
IN

.

8
"

CANT STRIP

SLOPE TO ROOF

3
"

M
IN

.

6
"

RIGID INSULATION

2 1/2"

MINERAL WOOL 
FIRESTOPPING

STEEL COLUMN 
BEYOND

DEFLECTION 
TRACK

SPRAY APPLIED 
FIREPROOFING

WRB

PROPERTY LINE

PARAPET CAP FLASHING
SEE /C5 A-520 SIM

6

TEMPORARY 
SHORING 

CONC. SLAB ON
FREE-DRAINING 
GRANULAR FILL

WATERSTOP, TYP

DRAIN TILE

WATERPROOFING 
SYSTEM W/ DRAIN 
BOARD, SEE WALL 
ASSEMBLIES

COMPRESSIBLE FILLER

FOOTING DRAIN

INTERIOR

NORTH PROPERTY LINE1"

GARAGE RETAINING 
WALL

SANDED SEALANT JOINT 

GARAGE PAVING PER 
LANDSCAPE DRAWINGS

GARAGE SLAB

BREWPUB SLAB

COMPRESSIBLE 
FILLER STRIP, TYP

DRAINAGE MAT

INTERIOR

NORTH PROPERTY LINE

1"

BREWPUB PILASTER 
BEYOND

1
'-6

"

2 1/2"
TRACT K BREWPUB

METAL FLASHING, TYP

WEEP HOLES, TYP

STEEL COLUMN BEYOND
6

A
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D
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C
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1 1/2" = 1'-0"
C4

PARAPET AT CMU

1 1/2" = 1'-0"
A4

FOOTING AT SHORING WALL

1 1/2" = 1'-0"
B4

STEM/FOUNDATION WALL AT
BUILDING
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3
'-0

"

5'-0"

4" DEEP (MIN.)
DRAIN SUMP

OVERFLOW DRAIN

ROOF DRAIN

LEAD FLASHING

A3

A-520

TYP

1'-6"

ROOF OVERFLOW DRAIN w/ OVERFLOW STANDPIPE OR 
COLLAR & MEMBRANE CLAMPING RING (SET TOP 2" ABOVE
ROOF SURFACE)

24" X 48" ROOF SUMP

ROOF DRAIN w/ MEMBRANE 
CLAMPING RING

ROOFING AT DRAINS & DRAIN FLANGES
PER MANUFACTURER'S INSTRUCTIONS

PRIMED 4# LEAD FLASHING SHEET

INSULATION PER ROOF
ASSEMBLIES

UNDERDECK CLAMPING RING

P.T. WOOD BLOCKING
TO MATCH INSUL. THICKNESS

SPRAY FOAM AIR/THERMAL, 
TYP

DASHED LINE INDICATES 
CONTINUOUS VAPOR BARRIER

2
".

2
".

SEALING MATERIAL

GASKETED FASTENERS, MIN
TWO FASTENERS PER SIDE

FASTENERS, NOM. 8" O.C.

REMOVABLE SHEET MTL 
COUNTER FLASHING

ROOF MEMBRANE

ROOF/CEILING ASSEMBLY

RAISED CURB

TREATED 
WOOD NAILER

PREFABRICATED INTEGRAL 
CAP FLASHING TO BE APPLIED 
W/ EQUIPMENT AT T.O. SHAFT

ROOF DECK

THERMAL INSULATION

COVERBOARD

SET FLANGE IN COMPATIBLE ROOF 
CEMENT (FOR ROOF SYSTEMS WITH 
FACTORY-APPLIED GRANULE 
SURFACING, THE PIPE FLASHING 
FLANGE AND MULTI-PLY MEMBRANE 
STRIPPING CAN BE INSTALLED 
BETWEEN THE BASE PLY AND 
GRANULE-SURFACED SHEET)

MULTIPLE-PLY MODIFIED BITUMEN 
ROOF MEMBRANE

PLUMBING VENT STACK

4" MIN. FLANGE

MIN. 4"

COMPATIBLE ROOF CEMENT OR 
COMPATIBLE SEALANT AT PENETRATION TO 
MEMBRANE JUNCTURE

MODIFIED BITUMEN MEMBRANE STRIPPING PLY
PRIME FLANGE BEFORE STRIPPING

2-PC LEAD PIPE FLASHING

TOP OF FLASHING ROLLED INTO PIPE 
APPROX. 1" DO NOT FASTEN TO CAP TO 
ALLOW FOR BUILDING MOVEMENT

VAPOR BARRIER

ROOF 
BAY 
SLOPE 1/4"/ FT

ALUMINUM SHEET 
METAL FLASHING

SHEET METAL 
SCUPPER BOX

ROOFING MEMBRANE

CEMENTITIOUS SIDING 
WALL FRAMING SEE 
WALL ASSEMBLY

FLASHING

CONT SHEET METAL 
FLASHING SURROUND

WRB LAP OVER 
FLASHING

ALUMINUM SHEET METAL 
PAN FLASHING

ROOF FRAMING SEE ROOF 
ASSEMBLY

CANT STRIP BEYOND

1' - 0 3/8"

2
"

1"

9
"

7"

ALUMINUM CONDUCTOR HEAD

ALUMINUM SHEET 
METAL FLASHING

ALUMINUM SHEET METAL 
PAN FLASHING

SHEET METAL 
SCUPPER BOX

ROOFING MEMBRANE

ROOF FRAMING SEE ROOF 
ASSEMBLY

CEMENTITIOUS SIDING 
WALL FRAMING SEE 
WALL ASSEMBLY

CANT STRIP BEYOND

FLASHING

4"

ALUMINUM  
DOWNSPOUT

MIN

3 5/8"

CONT SHEET METAL 
FLASHING SURROUND

1
' -

 0
"

WRB LAP OVER 
FLASHING

1
 1

/2
"

ALUMINUM 
SUMP PAN

MIN

4"

1
'-0

"

7
 3

/8
"

CAPFLASHING

LIQUID FLASHING

ROOF MEMBRANE

METAL FRAMED CURB

MECHANICAL EQUIPMENT

NEOPRENE ISOLATION PAD

GALVANIZED SHEET METAL 
FLASHING CAP

1/2" PLYWOOD

RUN ROOFING MEMBRANE 
UNDER FLASHING CAP

4" HIGH CANT STRIP ON 
ALL SIDES

4X BLOCKING

ROOF TRUSS

ROOF MEMBRANE, 
LAP UP WALL

REGLET AND COUNTER 
FLASHING

EXTERIOR GYP SIDING, 
PER ELEVATIONS O/ 
STRAPPING PER WALL 
TYPES

BEAD OF SEALANT

WRB
OVER MTL. FLASHING

WRB TAPE

INSECT SCREEN 

T.O. PARAPET

FRAMING

ROOFING MEMBRANE

CONTINUOUS 
SLOPED SHIM

1/2" SLOPE

GYP SHEATHING AT 
INSIDE OF PARAPET

HIGH TEMP. SELF-
ADHERED MEMBRANE, LAP 
OVER ROOFING & WRB 6" 
MIN.

1/4" GALVANIZED METAL 
PLATE -  BLACK

1X_ SPACER BLOCK

1" CONTINUOUS 
SCREENED VENT

2 1/2"

3
 3

/4
"

1
/2"

WOOD CAP

ENTIRE ASSEMBLY WELDED, 
GRIND SMOOTH & PRIME TO 
RECEIVE PAINT FINISH PER 
SCHEDULE ALTERNATE: 
POWDER COATED ALUMINUM

SLOPE TO MATCH FLOOR

E
Q

 3
" 

M
A

X
 C

L
R

HSS 1 1/2" X 1 1/2" X 3/16" AT 3'-0" 
OC. MAX HOLD BACK AT CORNERS

HSS 1 1/2" X 1 1/2" X 3/16" W/ 
CABLE RAIL 4

2
" 

G
U

A
R

D
R

A
IL

WOOD CAP

ALUM POST

PARAPET 
MOUNTING 
BRACKET

ROOF DECK

SS CABLES: 
3" O.C. MAX

5'-0" O.C. MAX

EQEQ 3 3/4"
WALL EDGE

T.O. PARAPET 
BEYOND

D1

A-520

A

B

C

D

A

B

C

D
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WR-SRI 120TH LLC

3/4" = 1'-0"
A5

ROOF DRAIN PLAN
3" = 1'-0"

A3
ROOF DRAIN SECTION

12" = 1'-0"
A1

SHAFT PENETRATION @ ROOF

12" = 1'-0"
B1

VENT PIPE FLASHING

1 1/2" = 1'-0"
C3

SCUPPER

1 1/2" = 1'-0"
B3

SCUPPER & SUMP

3" = 1'-0"
D3

ROOF HATCH

1 1/2" = 1'-0"
C4

TYP. SHAFT ROOF CAP

3" = 1'-0"
D4

WALL AT LOW SLOPE ROOF1

3" = 1'-0"
C5

PARAPET CAP

3" = 1'-0"
D1

CABLE GUARDRAIL W/ HANDRAIL

1" = 1'-0"
C1

CABLE GUARDRAIL
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WRB. TAPE TO FLASHING BOOT

CORRUGATED METAL SIDING PER 
ELEVATIONS ON COMPOSITE 
FURRING CHANNELS

BLOCKING

EXTERIOR ELEC BOX. SEAL TO 
FLASHING BOOT AND TRIM BLOCK

METAL TRIM PANEL

PREFORMED PLASTIC FLASHING 
BOOT SET IN SEALANT

A-525

B5

SEALANT

HOSE BIB. SEAL TO 
FLASHING BOOT AND  
TRIM PANEL

METAL TRIM PANEL

SEALANT

WRB. TAPE TO FLASHING BOOT 

CORRUGATED STEEL SIDING PER 
ELEVATIONS ON COMPOSITE 
FURRING CHANNELS

BLOCKING

MTL. FLASHING W/ HEMMED DRIP 
EDGE

PREFORMED PLASTIC FLASHING 
BOOT SET IN SEALANT

WRB TAPE AT TOP OF 
PLASTIC FLASHING 

INSULATE PIPE

1. PREFINISHED METAL FLASHING W/ HEMMED DRIP EDGE AND 
END DAMS

PER ELEVATION

15 DEGREE SLOPE

1
 1

/2
"

4
"

TYPICAL FLASHING NOTES:

VARIES

PREFINISHED SHEET METAL 
FLASHING W/ HEMMED DRIP EDGE 

WEATHER BARRIER 

CORRUGATED METAL PANEL

INTERIOR
EXTERIOR

SEMI-RIGID INSULATION

3200 SURFACE MOUNT KNOX BOX

EXTERIOR WALL PER 
WALL ASSEMBLY

1/2" METAL TRIM @ 
OPENING 

BLOCKING

ATTACHMENT PER 
MANUFACTURER

A

B

C

D

A

B

C

D
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3" = 1'-0"
D4

FLASHING AT ELEC BOX

3" = 1'-0"
C5

FLASHING AT HOSE BIBB

3" = 1'-0"
B5

FLASHING_TYP PROFILE

3" = 1'-0"
D5

KNOX BOX SECTION @ FCC
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DUCT
SEALANT

FASTENER 24" OC MAX
(SHEAR AND WITHDRAWL 
RESISTANCE AS REQ BY 

SPECIFIC DESIGN CONDITIONS)

C-H STUD J-RUNNER

1/2" GYP PANELS

SEALANT

M
A

X
 H

E
IG

H
T

 4
'-0

"

MAX SPAN 11'-8" W/ 20 GA STUDS

MAX SPAN 8'-11" W/ 25 GA STUDS

FIRE TEST: NER-258 
SYSTEM H BY USG 
CORPORATION

STEEL STUD

CONDUIT OR EMT

FSP 1077 MOLDABLE 
PUTTY PAD

FRONT VIEW SIDE VIEW

RATED PARTITION 
PER PLAN

UL SYSTEM: R11636

RATED PARTITION PER PLAN

MIN 16 GA GALV STEEL ANGLES 
SIZED TO LAP DUCT A MIN 2" 
AND LAP WALL SURFACES A 
MIN 1".  ATTACH ANGLE TO 
STEEL DUCT ON BOTH SIDES 
OF WALL WITH MIN NO 10 BY 
1/2" LONG STEEL ANCHORS 
SPACED A MAX 6" OC

MAX 20 x 40 x 24 GA STEEL 
DUCT WITH ANNULAR SPACE 
MIN 3/4" TO MAX 2 1/4"

(OPTIONAL) - MINERAL WOOL 
BACKING (4 PCF) OR PE 
BACKER ROD USED AS A 
DAMMING MATERIAL. RECESS 
A MIN 5/8" TO ACCOMODATE 
THE FIRE SEALANT

APPLY FIRE SEALANT AT A 
MIN 5/8" DEPTH

UL SYSTEM: WL7027

UL SYSTEMS: HW-D-0524

FIRE RATED FLUTED STEEL FLOOR/ CONC 
FLOOR ASSEMBLY W/ 3" MAX DEEP GALV 
STEEL & MIN 2 1/2" THICK REINFORCED CONC 
PER D900 SERIES FLOOR-CEILING DESIGN IN 
THE FIRE RESISTANCE DIRECTORY

1 HR OR 2 HR WALL TYPE SEE FLOOR PLANS 
AND UL DETAIL ON THIS SHEET

MIN 20 GA U-SHAPED TRACK HAVING 3" 
LEGS WITH 1 1/2" SLOTS AND A NOM 1 1/4" 
WIDE INTUMESCENT STRIP AFFIXED TO THE  
TOP OF BOTH LEGS. GYP BD TO OVERLAP A 
MIN OF 3/8" OVER THE INTUMESCENT STRIP. 
TRACK TO BE CENTERED UNDER THE 
FLUTES OR OFFSET ON STRAP

A CONTINOUS LENGTH OF 20 GA GALV STEEL 
STRAP WITH A NOM 1/2" WIDE INTEMESCENT 
STRIP AFFIXED TO THE EDGES TO SPAN THE 
FLUTE AND OVERLAP THE ADJACENT 
VALLEYS OF FLUTED DECK BY 1 1/2". THE 
STEEL STRIP IS TO BE FASTENED TO THE 
FLOOR ASSEMBLY WITH THE INTUMESCENT 
STRIPS IN CONTACT WITH THE  BOTTOM OF 
DECK USING MIN 1 1/4" LONG STEEL 
FASTENER SPACED TIGHTLY BUTTED AND 
FASTENED A MAX 2" FOR ENDS

DUCT

CEILING ASSEMBLY
PER NER-258 SYSTEM H

STAIRWELL

1" SHAFT LINER PANEL

STL CH STUD 

3 LAYERS 1/2" GYPSUM

RATED PARTITION PER PLAN

PENETRANT - ONE OF THE 
FOLLOWING MAY BE USED:
I.  MAX 24" STEEL PIPE
II. MAX 24" IRON PIPE
III. MAX 6" STEEL CONDUIT OR MAX 
4" EMT
IV. MAX 6" COPPER PIPE OF 
TUBING

ANNULAR SPACE - MIN 0" TO MAX 2 
3/8" FOR FS 900 OR MIN 0" TO 
NMAX 2" FOR FS 900+ FOR FS 1900

BACKER ROD COMPRESSED INTO 
ANNULUS, (LEAVING ROOM FOR 
SEALANT) TO BE USED AS 
DAMMING

APPLY FIRE SEALANT INTO 
ANNULAR SPACE TO A DEPTH OF 
5/8". ADD A 3/8" BEAD AT ANY 
POINT OF CONTACT

UL SYSTEM: WL1152

RATED PARTITION PER  PLAN

PENETRANT
ON FLEXIBLE STEEL OR 
ALUMINUM CONDUIT MAX 1/2" 
DIAMETER

ANNULAR SPACE - MIN 1/8" TO 
MAX 1/4"

APPLY FIRE SEALANT INTO 
ANNULAR SPACE BETWEEN 
CONDUIT AND EDGE OF OPENING 
TO DEPTH OF WALLBOARD.  AD A 
3/8" CROWN FOR A 2 HR ASSEMBLY 
FOR A 1" CROWN FOR A 1 HR 
ASSEMBLY AND OVERLAP 
WALLBOARD 1/2" FOR EITHER 
ASSEMBLY

UL SYSTEM: WL1046

RATED PARTITION.

PENETRANT - ONE OF THE 
FOLLOWING MAY BE USED, ONLY 
TWO OF WHICH MAY BE GREATER 
THAN 1"
I.  MAX 2" STEEL PIPE
II. MAX 2" IRON PIPE
III. MAX 2" STEEL CONDUIT OR EMT

MAX PENETRANT OPENING 33 SQ IN 
WITH MAX DIM OF 11"

ANNULAR SPACE - MIN 0" TO MAX 
1 1/4" BETWEEN PIPES AND EDGE 
OF OPENING, AND 1/2" NOM 
BETWEEN EACH PIPE

BACKER ROD COMPRESSED INTO 
ANNULUS, (LEAVING ROOM FOR 
SEALANT) TO BE USED AS 
DAMMING

APPLY FIRE SEALANT INTO 
ANNULAR SPACE TO A DEPTH OF 
5/8". ADD A 3/8" BEAD AT ANY POINT 
OF CONTACT

UL SYSTEM: WL1153

FIRE 
EXTINGUISHER
CABINET

WALL ASSEMBLY-SEE 
PLAN/WALL TYPES

2
8"

F.F.

SECTION ELEVATION
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SHAFT WALL ASSEMBLY
SEE PLANS/WALL TYPES

SHAFT

1" SHAFT LINER (TYP)

MTL CH STUD 

5/8" TYPE X GWB

MTL J-RUNNER

CORNER REINFORCEMENT

SHAFT WALL ASSEMBLY
SEE PLANS/WALL TYPES

SHAFT

1" SHAFT LINER (TYP)

MTL CH STUD 

5/8" TYPE X GWB

MTL J-RUNNER

CORNER REINFORCEMENT

MTL J-RUNNER HEAD

1" GYP LINER

GYP PANELS

C-H STUD

FASTENERS

Z-CLIP ATTACHED TO BEAM 
BEFORE FIREPROOFING

STEEL BEAM W/ FIREPROOFING

Z-CLIP MAX SPACING 24" OC 
MIN 20 GA MIN  2 FASTENERS 
PER LEG

FIREPROOFING OF STRUCTURAL STEEL 
CONNECTIONS TO COMPLY WITH DRAFT 
INTERPRETATION INDEX NUMBER IBC-17-XX FROM 
CITY OF BELLEVUE. SEE A-600 FOR COMPLETE TEXT.

1" SHAFT LINER PANEL

GYP PANELS

OUTLET BOX

NOTE: SURFACE AREA OF 
INDIVIDUAL OUTLET OR SWITCH 
BOXES SHALL NOT EXCEED 16 
SQ IN. THE AGGREGATE 
SURFACE AREA OF ALL BOXES 
SHALL NOT EXCEED 100 SQ 
INCHES. (PER UL FIRE 
RESISTANCE DIRECTORY)
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1
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MTL J-RUNNER HEAD

SHAFT 
SIDE

INTERIOR 
SIDE

SHAFT WALL-SEE 
PLANS/WALL TYPES

A
LI

G
N

 F
A

C
E

 O
F

 S
LA

B
 W

/ 
F

A
C

E
 O

F
 F

IN
IS

H
 (

T
Y

P
)

UL JOINT LISTINGS
SHAFT WALL SILL:
BW-S-0016 
SHAFT WALL HEAD:
HW-D-0613
SUBSTITUITIONS TO BE 
REVIEWED AND APPROVED BY 
ARCHITECT AND AHJ PRIOR TO 
INSTALLATION

SLAB CONSTRUCTION 
PER STRUCT

2" 16 GA. MTL STRAPS AT 16"
O.C. SPANNING FLUTES

SPRAY APPLIED FIREPROOFING
MATERIAL (TYP)

4 PCF MINERAL WOOL FILLER

PROVIDE 5/8" TYPE X GWB TO 
CLOSE GAP-SEAL TO WALL & 
DECK

SEE D6/A6251 FOR TYPICAL 
NOTES & DIMENSIONS

STAIR

SLAB EDGE

SHAFT SHAFT

CONT SEALANT
CONT 
SEALANT

SHAFT WALL ASSEMBLY

SHAFT WALL ASSEMBLY

INTERMEDIATE STUD 
WALL ABUTTING STEEL 
LEDGER BEAM

STEEL HEADER.

C-H STUD 
FRAMING

J-RUNNER TRACK 
FRAMING

SHAFT

SHAFT WALL ASSEMBLY 
PER PLAN

SHAFT WALL ASSEMBLY 
PER PLAN

BOTTOM TRACK

SILL J-RUNNER

STEEL HEADER

COMPENSATION TRACK

HEADER BEAM ELEV PER SPAN 
LIMITATIONS OF WALL FRAMING 
SYSTEM

CAULK JOINT

3/4" VERTICAL MOVEMENT JOINT 
W/ FIRE SAFING

DOUBLE TOP TRACK

A

B

C

D

A

B

C

D

1 2 3 4 5

1 2 3 4 5
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3" = 1'-0"
D3

2-HR HORIZ DUCT ENCLOSURE-SECT

3" = 1'-0"
A2

ELEC BOX IN RATED PARTITION

3" = 1'-0"
B2

FIRESTOPPING_DUCT THRU
FRAMED WALL 1 & 2 HR RATING

3" = 1'-0"
C2

FRAMED WALL TO COMPOSITE DECK
3" = 1'-0"

C5
HORIZONTAL SHAFT SECTION

3" = 1'-0"
C1

METALLIC THRU FRAMED WALL 1

3" = 1'-0"
B1

METALLIC THRU FRAMED WALL 2

3" = 1'-0"
A1

METALLIC THRU FRAMED WALL 3
1/2" = 1'-0"

A3
SEMI-RECESSED FIRE EXT

3" = 1'-0"
B5

SHAFT INSIDE CORNER

3" = 1'-0"
A5

SHAFT OUTSIDE CORNER

1 1/2" = 1'-0"
D5

SHAFT WALL HEAD @ STL BEAM
(Z-CLIP ALT)

3" = 1'-0"
B4

SHAFT WALL UTILITY OPENING

1 1/2" = 1'-0"
D4

SHAFT WALL-COMPOSITE SLAB

1 1/2" = 1'-0"
A4

VENTILATION SHAFT PLAN

1 1/2" = 1'-0"
C4

VENTILATION SHAFT SECTION

MARK DATE DESCRIPTION
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INSULATE 
EXPOSED HOT 
WATER AND DRAIN 
PIPES, TYP
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8" MIN

* 19" MIN @ KITCHENS

17" MIN* - 25" MAX

11" MIN
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GRAB BARS 1 1/2" IN DIA. AND CAPABLE OF BEARING A LIVE LOAD OF 250 LBS SHALL BE INSTALLED IN 
PUBLIC RESTROOMS & GUEST SUITE. BLOCKING FOR FUTURE INSTALLATION OF GRAB BARS SHALL BE 
INSTALLED IN DWELLING UNITS. BLOCKING FOR FUTURE GRAB BARS SHALL BE INSTALLED BETWEEN 
32"-38" AFF .
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54" MIN.

18" MIN GRAB BAR AT 
PUBLIC BATHROOMS 
& GUEST SUITE

42" MIN 
GRAB BAR

MIN.

24"

MIN.

12"

36" MIN 
GRAB BAR

FLUSH 
CONTROL ON 
OPEN SIDE
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PUBLIC DISPENSER
7"-9"
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24" MIN

42" MAX TO DISPENSER

TP 
DISPSPENSER

ACCESSIBLE 
SIGNAGE

NOTES:
PER IBC SECTION 1007.9 SINAGE SHALL 
COMPLY WITH ANSI A117.1 CHAPTER 7.

SIGNAGE SHALL BE EXTERNALLY 
ILLUMINATED PER IBC SECTION 1011.3.  

CHARACTERS AND THEIR BACKGROUND SHALL 
HAVE A NONGLARE FINISH.  CHARACTERS 
SHALL CONTRAST WITH THEIR BACKGROUND, 
WITH EITHER LIGHT CHARACTERS ON A DARK 
BACKGROUND, OR DARK CHARACTERS ON A 
LIGHT BACKGROUND.  

BRAILLE TEXT
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FINISH FLOOR

CHARACTERS SHALL BE TACTILE RAISED 
1/32" IN SANS SERIF MIN TEXT HT 5/8" MAX 2"

BRAILLE SHALL COMPLY WITH SECTION 703.4 
IN A117.1

INTERNATIONAL SYMBOL OF ACCESSIBILITY:

SIGNAGE SHALL COMPLY WITH ANSI A117.1 
SECTION 703.6.3.1

MAX CROSS SLOPE 1:48

AT ACCESSIBLE CAR STALLS

8'-0" MIN.

AT ACC CAR STALLS

5'-0" MIN.
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S

1
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'-0
" 

M
IN

.

SIGN WITH INTERNATIONAL SYMBOL OF ACCESS CENTERED 5 
FEET MIN. ABOVE THE PARKING SURFACE.

SEE FLOOR PLAN FOR ACCESSIBLE PARKING STALL LOCATIONS.

PARKING SPACES AND ACCESS AISLES SHALL BE FIRM, 
STABLE, SMOOTH, AND SLIP RESISTANT.

*ACCESSIBLE PARKING SPACE DIMENSIONS:
CARS = 96" WIDE STALL + 60" ACCESS AISLE;
VANS = 96" WIDE STALL + 96" WIDE ACCESS AISLE
OR VANS = 132" WIDE STALL + 60" WIDE ACCESS AISLE (ICC/ANSI 
A117.1-2009 SECTION 502.2)

VERTICAL CLEARANCE AT VAN STALL = 98" A.F.F. (ICC/ANSI A117.1-2009 
SECTION 502.6)

REVIEW CODE REQUIREMENTS FOR APPLICABILITY

PAVEMENT MARKING TO INDICATE ACCESS AISLE

AT ACCESSIBLE VAN STALLS

8' - 0"

ACC VAN STALLS

8'-0" AT

INTERNATIONAL SYMBOL OF 
ACCESS PER ICC/ANSI 
A117.1-2009 SECTION 703.6.3.1

TEXT: "STATE DISABLED PARKING 
PERMIT REQUIRED". 
ADD "VAN ACCESSIBLE" WHERE 
INDICATED ON PLANS.

ACCESSIBLE PARKING SIGN -
CENTERED ON EACH REQUIRED 
ACCESSIBLE PARKING SPACE.
MOUNT SIGN ON WALL OR 2" X 2" 
TUBE STEEL POST, SET IN 
CONCRETE.
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ASPHALT PAVING OR CONCRETE 
SLAB PER PLAN
MAX 1:48 CROSS SLOPE

SUBFLOOR

DOOR, WHERE 
OCCURS

D
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E
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S
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P
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T

TILE

REDUCER, SEE SPEC

TRANSITONS BETWEEN 1/4" AND 1/2" 
HEIGHT SHALL BE BEVELED WITH 
SLOPE NO GREATER THAN 1:2

1

2

THINSET WALL TILE 
WHERE OCCURS

TILE COVE BASE, ALIGN 
JOINTS WITH WALL TILE

SEALANT 

WATERPROOFING MEMBRANE

GWB, PAINT WHERE NO
WALL TILE OCCURS

THINSET FLOOR TILE

GROUT JOINT
PER FINISH LEGEND

6
"

CHANGES IN LEVEL OF FLOOR SURFACE ARE LIMITED TO 1/4" 
VERTICAL OR 1/2" BEVELED AT 1:2.  CHANGES IN LEVEL GREATER 
THAN 1/2" SHALL BE RAMPED ACCORDING ICC/ANSI A117.1 SEC 
405 OR 406. NO CHANGES IN LEVEL ARE PERMITTED IN A TURNING 
SPACE. 
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18
"

FACE OF FINISH TO PH
7"-8"

32" CLR. MIN.
TO OBSTRUCTION

56" MIN.

SEE GRAB BAR REQUIREMENTS DETAIL 
FOR LOCATIONS AND DIMENSIONS

60" DIA. WHEELCHAIR TURNING SPACE

FLUSH CONTROL AT WIDE SIDE 
OF CLEAR FLOOR AREA

DOOR SHALL NOT OVERLAP THE CLEAR 
FLOOR SPACE REQUIRED FOR ANY 
FIXTURE EXPECT IN AN INDIVIDUAL 
OCCUPANCY BATHROOM WHERE A 
CLEAR FLOOR SPACE OF 30"X48" IS 
PROVIDED WITHING THE ROOM BEYOND 
THE ARC OF THE DOOR SWING

30"x48"
CLEAR
FLOOR

SEE MOUNTING HEIGHT DETAIL FOR 
BATHROOM ACCESSORY LOCATIONS 
AND DIMENSIONS

.

SEE MOUNTING HEIGHT DETAIL FOR 
BATHROOM ACCESSORY LOCATIONS 
AND DIMENSIONS

SEE C4/A-541 
FOR KNEE & TOE 
CLEARANCE 
REQUIREMENTS

60" DIAMETER

TURNING SPACE

ACCESSIBLE ROUTE T-SHAPED SPACE
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36" MIN.
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MAX.

24"

ALL FINISHES MUST BE INCLUDED IN CALCULATING MINIMUM CLEARANCES. MEASURE FROM 
NEAREST FINISH SURFACE TO NEAREST FINISH SURFACE, I.E. BASEBOARD TO BASEBOARD.

ACCESSIBLE ROUTES OF TRAVEL MUST BE FREE OF OBSTRUCTIONS AND MAY BE REDUCED TO 
32" MIN. FOR A MAXIMUM DISTANCE OF 24".

A WHEELCHAIR TURNING SPACE MUST BE PROVIDED CONSISTING OF EITHER A 60" DIAMETER 
CIRCLE OR A 'T' SHAPED INTERSECTION WITHIN A 60" MIN. SQUARE WITH ARMS AND BASE 36" 
WIDE MIN. EACH ARM OF THE 'T' SHALL BE CLEAR OF OBSTRUCTIONS 12" MIN. IN EACH 
DIRECTION AND THE BASE SHALL BE CLEAR OF OBSTRUCTION 24" MIN. KNEE AND TOE 
CLEARANCES ALLOWED ONLY AT THE END OF EITHER THE BASE OR ARM.

60" MIN. CLEAR

32" MIN.
CLEAR

18" MIN
CLEAR
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MANEUVERING 
CLEARANCES AT 
DOORS

PROVIDE MANEUVERING CLEARANCES AT ALL ENTRY DOORS PER ICC/ANSI 
A117.1-2003 SECTION 404. 

PROVIDE MINIMUM 18" BEYOND LATCH SIDE FOR FRONT APPROACH TO PULL SIDE OF 
DOOR.  IF DOOR IS SELF-CLOSING AND SELF-LATCHING, PROVIDE MINIMUM 12" 
BEYOND LATCH ON PUSH SIDE OF DOOR.

ALL FINISHES MUST BE INCLUDED IN CALCULATING MINIMUM. CLEARANCES. MEASURE 
FROM NEAREST FINISH SURFACE TO NEAREST FINISH SURFACE, I.E. BASEBOARD TO 
BASEBOARD.

ENTRY DOORS TO GUEST ROOMS TO HAVE 1/4" MAX THRESHOLD OR 1/2" MAX. WITH A 
1:2 MAX. BEVEL.  
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COUNTER MIRROR

NOTE: WHERE ACCESSIBILITY IS REQUIRED, THE OPERATING PARTS OF LIGHTING CONTROLS, ELECTRICAL SWITCHES AND RECEPTACLES, ENVIRONMENTAL
CONTROLS, APPLIANCE CONTROLS, OPERATING HARDWARE FOR OPERABLE WINDOWS, PLUMBING FIXTURE CONTROLS, AND USER CONTROLS FOR 
SECURITY OR INTERCOM SYSTEMS SHALL COMPLY WITH SECTION 309 OF ICC/ANSI A117.1-2009.  DRYING EQUIPMENT, TOWEL OR CLEANSING PRODUCT 
DISPENSERS, AND DISPOSAL FIXTURES SHALL B3 40" MAX AFF FOR REACH DEPTHS LESS THAN 6" PER IBC 1101.2.7 AND WAC AMENDMENTS.

OPERABLE PARTS SHALL BE OPERABLE WITH ONE HAND AND SHALL NOT REQUIRE TIGHT GRASPING, PINCHING, OR TWISTING OF THE WRIST. THE 
FORCE REQUIRED TO ACTIVATE OPERABLE PARTS SHALL BE 5 POUNDS (22.2 N) MAX.
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T.O. SEAT
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T.O. FLUSH 
CONTROLS

RIM
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SOAP
DISPENSER

URINALSAN. NAPKIN/
TAMPON 
DISPENSER

PAPER TOWEL
DISPENSER/
RECEPTACLE

ACCESSIBLE TOILETSTOILET
PAPER
HOLDER

NAPKIN
DISPOSAL

SEAT COVER
DISPENSER

FINISH WALL

12" MIN IF TPH IS 
BELOW GRAB BAR

SEE WATER CLOSET GRAB BAR 
DETAIL  DIMENSIONS, TYP

42" MAX. IN RESID. UNITS

24" MIN. IN UNITS

TOWEL BAR ROBE HOOK
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INSTALL BLOCKING AT 
BATH ACCESSORIES

NOTE:

LIGHTING, ENVIRONMENTAL & 
APPLIANCE CONTROLS, AND 
FIRE ALARM PULL STATIONS

DRINKING 
FOUNTAIN

ELECTRICAL OUTLET AND 
COMMUNICATION 
SYSTEM RECEPTACLES
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WHERE ACCESSIBILITY IS REQUIRED, THE OPERATING PARTS OF LIGHTING CONTROLS, ELECTRICAL SWITCHES 
AND RECEPTACLES, ENVIRONMENTAL CONTROLS, APPLIANCE CONTROLS, OPERATING HARDWARE FOR 
OPERABLE WINDOWS, PLUMBING FIXTURE CONTROLS, AND USER CONTROLS FOR SECURITY OR INTERCOM 
SYSTEMS SHALL COMPLY WITH SECTION 309 OF ICC/ANSI A117.1-2009.

OPERABLE PARTS SHALL BE OPERABLE WITH ONE HAND AND SHALL NOT REQUIRE TIGHT GRASPING, PINCHING, 
OR TWISTING OF THE WRIST. THE FORCE REQUIRED TO ACTIVATE OPERABLE PARTS SHALL BE 5 POUNDS (22.2 N) 
MAX.
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1/8" NON-GLARE 
ACRYLIC SIGN 
FACE

MEN

5/8" BLACK 
DIMENSIONAL 
LETTERS APPLIED 
TO FACE, 
CENTERED.
FONT: SEGOE PRO 
DISPLAY REGULAR

GRADE 2 BRAILLE, 
STAINLESS STEEL, 
CENTERED

THESE SIGNAGE TO BE APPLIED AT:  MEN'S RESTROOM - WOMEN'S RESTROOM

8
"

PUSH FOR HELP

Location Floor

Persons able to use the exit 
stairway do so as soon as 
possible, unless they are 
assisting others.

After activating the two-way 
emergency communication 
system, wait here for 
assistance.

8
"

6"

TACTILE CHARACTERS
SEE B1/G-003 FOR 
MOUNTING HEIGHT

VISUAL AND TACTILE CHARACTERS 
SHALL COMPLY WITH ICC A 117.1 
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1" = 1'-0"
B4

KNEE & TOE CLEARANCE
1/2" = 1'-0"

B3
WATER CLOSET GRAB BARS

1 1/2" = 1'-0"
C2

ADA & SIGN MOUNTING HT
1/4" = 1'-0"

C3
BARRIER FREE PARKING STALL

3/4" = 1'-0"
C5

PARKING SIGN

6" = 1'-0"
B1

CONCRETE-TILE

3" = 1'-0"
A1

TILE COVE BASE
3" = 1'-0"

A5
ACCESSIBLE THRESHOLD

1/4" = 1'-0"
A3

PUBLIC BATHROOMS
1/4" = 1'-0"

A4
ACCESSIBLE ROUTE

1/4" = 1'-0"
B5

ENTRY DOOR CLEARANCE

1/2" = 1'-0"
D3

MOUNTING HEIGHT DETAIL - BATHROOMS
1/2" = 1'-0"

D1
MOUNTING HEIGHT DETAIL - GENERAL

6" = 1'-0"
B2

ADA RESTROOM ID

3" = 1'-0"
C1

COMM DEV INSTRUCTIONS

1/2" = 1'-0"
D2

COMM DEV HEIGHTS
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MARK ASSEMBLY FIRE 
RATING

DESC ENERGY 
RATING

WALL ASSEMBLIES - EXTERIOR
SEE EXTERIOR ELEVATIONS FOR LOCATION AND EXTENT OF EXTERIOR FINISHES

MARK ASSEMBLY FIRE 
RATING

DESC

WALL ASSEMBLIES - INTERIOR
ADD NOTE IF NECESSEARY

RAINSCREEN
METAL SIDING o/
METAL FRAMING

B01

NON-RATED R-10ci + R-13
U=0.052

TABLE
A103.3.6.1(2) -
WSEC 2015
EDITION

BRICK VENEER o/
METAL FRAMING A03

1 HR

TEST SOURCE:
UL V454

R-10ci + R-13
U=0.052

TABLE
A103.3.6.1(2) -
WSEC 2015

INT METAL STUD

E01

(1) LAYER 5/8" TYPE "X" GWB
6" METAL STUD FRAMING
(1) LAYER 5/8" TYPE "X" GWB

NON-RATED

INT METAL STUD
ACOUSTIC E02

(1) LAYER 5/8" TYPE "X" GWB
6" METAL STUD FRAMING
5 1/2" ACOUSTIC BATT INSULATION
(1) LAYER 5/8" TYPE "X" GWB

NON-RATED

EXTERIOR

INTERIOR

EXTERIOR

INTERIOR

EXTERIOR

INTERIOR

CMU WALL W/
INSULATION A02

NON-RATED R-10ci + R-13
U=0.052

TABLE
A103.3.6.1(2) -
WSEC 2015

REINFORCED
CONCRETE
MASONRY UNIT

E05

1-HR

IBC TABLE
721.1(2) ITEM
3-1.4

INT METAL STUD
PLUMBING WALL E04

(1) LAYER 5/8" TYPE "X" GWB
6" METAL STUD FRAMING
2" AIR SPACE
6" METAL STUD FRAMING
5 1/2" ACOUSTIC BATT INSULATION
(1) LAYER 5/8" TYPE "X" GYP BD

NON-RATED

EXTERIOR

INTERIOR

4" CONCRETE MASONRY UNIT VENEER
2 1/2" FIBER-REINFORCED COMPOSITE GIRT
R-10 SEMI-RIGID CONTINUOUS INSULATION
1" AIRSPACE
WEATHER RESISTIVE BARRIER
(1) LAYER 5/8" TYPE X EXTERIOR GYPSUM SHEATHING
6" METAL STUD FRAMING AT 24" O.C.
R-21 BATT INSULATION
MEMBRANE VAPOR RETARDER
(1) LAYER 5/8" TYPE X GWB

3 1/2" BRICK VENEER
2 1/2" FIBER-REINFORCED COMPOSITE GIRT
1" AIRSPACE
R-10 SEMI-RIGID CONTINUOUS INSULATION 
WEATHER RESISTIVE BARRIER
(1) LAYER 5/8" TYPE 'X' EXTERIOR GYPSUM SHEATHING
6" METAL STUD FRAMING AT 24" O.C.
R-21 BATT INSULATION
MEMBRANE VAPOR RETARDER
(1) LAYER 5/8" TYPE 'X' GWB

7/8" CORRUGATED STEEL PANEL SIDING
2 1/2" FIBER-REINFORCED COMPOSITE GIRT
R-10 SEMI-RIGID CONTINUOUS INSULATION
WEATHER RESISTIVE BARRIER
(1) LAYER 5/8" TYPE 'X' EXTERIOR GYPSUM SHEATHING
6" METAL STUD FRAMING AT 24" O.C.
R-21 BATT INSULATION
MEMBRANE VAPOR RETARDER
(1) LAYER 5/8" TYPE 'X' GWB

INT SHAFT WALL

E03

1-HR

GA FILE NO. WP
7024.1

(1) LAYER 1" TYPE "X" GWB
6" METAL C-T, C-H, OR I STUD FRAMING
(2) LAYERS 5/8" TYPE "X" GWB

CONCRETE MASONRY PER STRUCTURAL

CONCRETE
STEM WALL A01

CONCRETE STEM WALL
R-10 SEMI-RIGID INSULATION
AIR GAP
6" STEEL STUD
MEMBRANE VAPOR RETARDER
(1) LAYER 5/8" TYPE 'X' GWB

N/A R-10ci + R-13
U=0.052

TABLE
A103.3.6.1(2) -
WSEC 2015

STUD WALL
R-VALUE

SHAFT

OCCUPIED SPACEA02a:
UL V454A02a

B02a: 1 HR

TEST SOURCE:
UL V454

B02a

1 HR RATED

E02a:
1 HR

E02a
GA FILE NO. 
WP 1070

INT METAL STUD
ACOUSTIC E06

(1) LAYER 5/8" TYPE "X" GWB
8" METAL STUD FRAMING
8" ACOUSTIC BATT INSULATION
(1) LAYER 5/8" TYPE "X" GWB

NON-RATED

E06a:
1 HR

E06a

GA FILE NO. 
WP 1070

7
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6

6

6

6

6

1 HR RATED

MARK KEY GENERAL NOTES

A

B

D

CONCRETE WALLS

EXTERIOR STUD WALLS

NOT USED

FC FLOOR-CEILINGS

CORE WALLS

FLOORS / CEILINGS / ROOFS

1. SEE TEST REPORTS FOR 
ADDITIONAL REQUIREMENTS

2. BLOCKING IS REQUIRED AT THE 
FOLLOWING AREAS:
A. PLUMBING FIXTURES
B. ELECTRICAL FIXTURES
C. CABINETS & COUNTERS
D. WOOD BASE
E. HANDRAILS MOUNTED TO WALL
F. OTHER WALL-MOUNTED OR 
SUPPORTED EQUIPMENT AND FIXTURES

3. CEMENT BACKER BOARD TO BE USED IN 
PLACE OF GYP BD AT WET LOCATIONS

5. PROVIDE 1-1/2" ACOUSTIC BATT 
INSULATION WRAP AT ALL DRAIN PIPES

E INTERIOR METAL STUD WALLS

4. INSULATE HOT AND COLD WATER PIPES 
IN EXTERIOR WALLS AND 
UNCONDITIONED SPACES TO R-3 MIN

6. ALL GYPSUM CEILING AND INTERIOR 
GWB SURFACES TO BE SEALED BY TAPE 
& JOINT COMPOUND

7. ALL WIRING, PLUMBING, DUCTS, FANS & 
OTHER PENETRATIONS SHALL BE 
SEALED WITH APPROVED FOAM GASKET 
OR ACOUSTIC SEALANT TO MINIMIZE AIR 
LEAKAGE FROM UNCONDITIONED SPACE 
TO CONDITIONED SPACE

R ROOFS

8.

9.

IBC 720.3 EXPOSED INSTALLATION.
INSULATING MATERIALS, WHERE EXPOSED AS 
INSTALLED IN BUILDINGS OF ANY TYPE OF 
CONSTRUCTION, SHALL HAVE A FLAME SPREAD 
INDEX OF NOT MORE THAN 25 AND A SMOKE-
DEVELOPED INDEX OF NOT MORE THAN 450.

THE ROOF MEMBRANE WILL MEET SOLAR 
REFLECTANCE AND THERMAL EMITTANCE PER 
IMC 16.40.040 AND WSEC C402.2.1.1 

         REFLECTANCE AND EMITTANCE OPTIONS

THREE-YEAR AGED SOLAR REFLECTANCE OF 0.55 
AND THREE-YEAR AGED THERMAL EMITTANCE OF 
0.75

INITIAL SOLAR REFLECTANCE OF 0.70 AND INITIAL 
THERMAL EMMITTANCE OF 0.75

THREE-YEAR AGED SOLAR REFLECTANCE INDEX 
OF 64 AND INITIAL SOLAR RFLECTANCE INDEX OF 
82

C NOT USED
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C

D
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B

C

D
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MARK ASSEMBLY FIRE 
RATING

DESC ENERGY 
RATING

FLOOR ASSEMBLIES
.

CONCRETE SLAB
ON GRADE F01

4" CONCRETE SLAB
15 MIL REINFORCED VAPOR RETARDER
R-10 RIGID INSULATION 24" AT PERIMETER OF CONDITIONED
SPACE
4" CAPILLARY BREAK MATERIAL

NON-RATED U = 0.54

TEST SOURCE:
WSEC 2015

MARK ASSEMBLY FIRE 
RATING

DESC ENERGY 
RATING

FLOOR-CEILING ASSEMBLIES
.

MARK ASSEMBLY FIRE 
RATING

DESC ENERGY 
RATING

ROOF-CEILING ASSEMBLIES

MEMBRANE ROOFING - CLASS B
PROTECTION BOARD
R- 38 RIGID INSULATION, SLOPE TO DRAIN
METAL DECKING
FRAMING  PER STRUCTURAL ROOF PLAN

TYPICAL 
ROOF 
ASSEMBLY

MEMBRANE ROOFING - CLASS B
PROTECTION BOARD
R-38 RIGID INSULATION, SLOPE TO DRAIN
CONCRETE IN METAL PAN DECKING
FRAMING PER STRUCTURAL ROOF PLAN

INSULATION 
OVER 
CONCRETE 
METAL DECK 
AT 
MECHANICAL 
UNITS

CONCRETE IN METAL PAN DECKING
STEEL JOISTS PER STRUCT
THERMAL INSULATION 
5/8" TYPE "X" GYPSUM SHEATHING BOARD
RECLAIMED WOOD SOFFIT

CONCRETE IN
METAL DECK
OVER STEEL
JOISTS

F02

CONCRETE IN METAL PAN DECKING
STEEL JOISTS PER STRUCTURAL

NON-RATED

-

N/A
-

-

CONC IN METAL
DECK OVER
STEEL JOISTS

FC2

NON-RATED R-30
U = 0.029

TEST SOURCE:
WSEC 2015

R01

NON-RATED R-38
U = 0.027

TEST SOURCE:
WSEC 2015

R02

NON-RATED R-38
U = 0.027

TEST SOURCE:
WSEC 2015

WOOD DECKING ON PT WOOD SLEEPERS
MEMBRANE ROOFING - CLASS B
PROTECTION BOARD
R-38 RIGID INSULATION, SLOPE TO DRAIN
METAL DECKING
FRAMING PER STRUCTURAL ROOF PLAN

DECKING OVER 
INSULATION AT 
ROOF DECK

R03

NON-RATED R-38
U = 0.027

TEST SOURCE:
WSEC 2015

CONDITIONED

CONDITIONED

CONDITIONED

UNCONDITIONED

CONDITIONED

UNCONDITIONED

CONDITIONED

UNCONDITIONED

CONDITIONED

UNCONDITIONED

MARK KEY GENERAL NOTES

A

B

D

CONCRETE WALLS

EXTERIOR STUD WALLS

NOT USED

FC FLOOR-CEILINGS

CORE WALLS

FLOORS / CEILINGS / ROOFS

1. SEE TEST REPORTS FOR 
ADDITIONAL REQUIREMENTS

2. BLOCKING IS REQUIRED AT THE 
FOLLOWING AREAS:
A. PLUMBING FIXTURES
B. ELECTRICAL FIXTURES
C. CABINETS & COUNTERS
D. WOOD BASE
E. HANDRAILS MOUNTED TO WALL
F. OTHER WALL-MOUNTED OR 
SUPPORTED EQUIPMENT AND FIXTURES

3. CEMENT BACKER BOARD TO BE USED IN 
PLACE OF GYP BD AT WET LOCATIONS

5. PROVIDE 1-1/2" ACOUSTIC BATT 
INSULATION WRAP AT ALL DRAIN PIPES

E INTERIOR METAL STUD WALLS

4. INSULATE HOT AND COLD WATER PIPES 
IN EXTERIOR WALLS AND 
UNCONDITIONED SPACES TO R-3 MIN

6. ALL GYPSUM CEILING AND INTERIOR 
GWB SURFACES TO BE SEALED BY TAPE 
& JOINT COMPOUND

7. ALL WIRING, PLUMBING, DUCTS, FANS & 
OTHER PENETRATIONS SHALL BE 
SEALED WITH APPROVED FOAM GASKET 
OR ACOUSTIC SEALANT TO MINIMIZE AIR 
LEAKAGE FROM UNCONDITIONED SPACE 
TO CONDITIONED SPACE

R ROOFS

8.

9.

IBC 720.3 EXPOSED INSTALLATION.
INSULATING MATERIALS, WHERE EXPOSED AS 
INSTALLED IN BUILDINGS OF ANY TYPE OF 
CONSTRUCTION, SHALL HAVE A FLAME SPREAD 
INDEX OF NOT MORE THAN 25 AND A SMOKE-
DEVELOPED INDEX OF NOT MORE THAN 450.

THE ROOF MEMBRANE WILL MEET SOLAR 
REFLECTANCE AND THERMAL EMITTANCE PER 
IMC 16.40.040 AND WSEC C402.2.1.1 

         REFLECTANCE AND EMITTANCE OPTIONS

THREE-YEAR AGED SOLAR REFLECTANCE OF 0.55 
AND THREE-YEAR AGED THERMAL EMITTANCE OF 
0.75

INITIAL SOLAR REFLECTANCE OF 0.70 AND INITIAL 
THERMAL EMMITTANCE OF 0.75

THREE-YEAR AGED SOLAR REFLECTANCE INDEX 
OF 64 AND INITIAL SOLAR RFLECTANCE INDEX OF 
82

C NOT USED

A

B

C

D

A

B

C

D
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B
HOLLOW METAL

D
ALUM 

STOREFRONT 
DOUBLE

(EXTERIOR)

F
OVERHEAD SECTIONAL GARAGE DOOR

(EXTERIOR, INSULATED)
COLOR: BLACK

G
VERTICAL LIFT SECTIONAL GARAGE DOOR

(EXTERIOR, INSULATED)
COLOR: BLACK

E
HOLLOW METAL 

DOUBLE
(INTERIOR)

C
ALUM 

STOREFRONT 
SINGLE

(EXTERIOR)

1. SEE SCHEDULE FOR HARDWARE GROUPS.

2. ALL REQUIRED FIRE DOORS WILL BEAR A FIRE LABEL FROM A RECOGNIZED RATING 
AGENCY AND WILL BE EQUIPPED WITH APPROVED LATCHES, GASKETS, AND SELF 
CLOSING DEVICES.

3. EXIT DOORS, EXCEPT UNIT DOORS, SHALL BE OPENABLE FROM INSIDE WITHOUT USE 
OF A KEY, SPECIAL KNOWLEDGE, OR EFFORT IN COMPLIANCE W/ ICC/ANSI 309.4.

4. MAX. THRESHOLD HEIGHT TO BE 1/2" (W/BEVEL) ALONG ACCESSIBLE ROUTE OF 
TRAVEL PER ICC/ANSI 303.3.

5. PROVIDE LEVER HARDWARE WITH ACCESSIBLE UNITS,ALL UNIT ENTRIES AND ALL 
PUBLIC SPACES (STAIR DOORS, ELEVATOR VESTIBULE DOORS, BUILDING ENTRIES, 
TRASH ROOM, ETC.)

6. ALL GLAZED DOORS / SIDELIGHTS TO HAVE TEMPERED GLASS.

7. FOR PAINTED DOORS, PAINT TO MATCH ADJACENT WALL IN SEMI GLOSS FINISH, UON

8.  SHGC, VT, U-VALUES & INFILTRATION RATES TO MEET 2015 WASHINGTON STATE ENERGY 
CODE.

U-FACTOR
NON-METAL FRAMING (ALL): 0.30
METAL FRAMING (FIXED): 0.38
METAL FRAMING (OPERABLE): 0.40
METAL FRAMING (ENTRANCE DOOR): 0.60

SHGC
ORIENTATION       SOUTH/EAST/WEST    NORTH
PF < 0.2                   0.40                               0.53
0.2 < PF < 0.5         0.48                                0.58
PF > 0.5                  0.64                                0.64 
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LEGEND- DOOR SCHEDULE

Key Name DOOR NOTES DESCRPTION

ALUM ALUMINUM

F FIN FACTORY FINISH

GL GLAZING

HM HOLLOW METAL

PT PAINT

SCW SOLID CORE WOOD

ST STAIN

TEMP TEMPERED

VEN VENEER

DOOR AND FRAME SCHEDULE

Dr Sched
Revision MARK TYPE

DOOR FRAME

FIRE RATING HDW SET LOCATION NOTES

SIZE

MATL FIN MATL FINWIDTH HEIGHT

LEVEL 1

100A C 3'-0" 8'-0" HM/GL F FIN HM F FIN HW 08 VESTIBULE WD VEN / TEMP GL

100B C 3'-0" 8'-0" HM/GL F FIN HM F FIN - HW 08 VESTIBULE WD VEN / TEMP GL

101A D 6'-0" 8'-0" HM/GL F FIN HM F FIN HW 07 RESTAURANT WD VEN / TEMP GL

101B F 10'-0" 9'-4" HM/GL F FIN HM F FIN - HW 04 RESTAURANT TEMP GL

101C F 10'-0" 9'-4" HM/GL F FIN HM F FIN - HW 04 RESTAURANT TEMP GL

101D F 10'-0" 9'-4" HM/GL F FIN HM F FIN - HW 04 RESTAURANT TEMP GL

102A C 3'-0" 8'-0" HM/GL F FIN HM F FIN - HW 12 VESTIBULE WD VEN / TEMP GL

103A B 3'-0" 7'-0" HM PT HM PT 45 MIN HW 01 TENANT ELECTRICAL

104A B 3'-0" 7'-0" HM PT HM PT 90 MIN HW 02 ELEV MACH

105A B 3'-0" 7'-0" HM PT HM PT 45 MIN HW 03 VESTIBULE

107A B 3'-0" 7'-0" HM PT HM PT - HW 11 VESTIBULE

107B C 3'-0" 8'-0" HM/GL F FIN HM F FIN - HW 09 VESTIBULE WD VEN / TEMP GL

REV 5 108A B 3'-0" 7'-0" HM PT HM PT 45 MIN HW 11 STAIR #2

112A B 3'-0" 7'-0" HM PT HM PT 45 MIN HW 01 SHARED TRASH / RECYCLE

112B B 10'-0" 9'-4" HM/GL F FIN HM F FIN - HW 04 LOADING DOCK TEMP FR GL

112C B 3'-0" 7'-4" HM PT HM PT - HW 01 SHARED TRASH / RECYCLE

113A B 3'-0" 7'-0" HM PT HM PT 45 MIN HW 01 SHARED METER / MDF

113B B 3'-0" 7'-4" HM PT HM PT - HW 01 LOADING DOCK

114A C 3'-0" 8'-0" HM F FIN HM F FIN - HW 12 BREW FLOOR WD VEN / TEMP GL

114B G 10'-0" 9'-4" HM F FIN HM F FIN - HW 05 BREW FLOOR TEMP GL

114C G 10'-0" 9'-4" HM/GL F FIN HM F FIN - HW 05 BREW FLOOR TEMP GL

REV 5 114F C 3'-0" 8'-0" HM/GL VEN HM F FIN 45 MIN HW 09 STAIR #1 WD VEN / TEMP GL

115A G 10'-0" 10'-0" HM/GL F FIN HM F FIN - HW 05 BREW FLOOR TEMP FR GL

115B B 3'-0" 7'-4" HM PT HM PT - HW 01 LOADING DOCK

LEVEL 2

108B B 3'-0" 7'-0" HM PT HM PT 90 MIN HW 10 STAIR #2

116B B 3'-0" 7'-0" HM PT HM PT 90 MIN HW 10 STAIR #1

202A B 3'-0" 7'-0" HM PT HM PT 45 MIN HW 01 ELEC

208A B 3'-0" 7'-0" HM PT HM PT - HW 06 MENS RESTROOM

209A B 3'-0" 7'-0" HM PT HM PT - HW 06 WOMENS RESTROOM

LEVEL 3

107C B 3'-0" 7'-0" SCW ST HM PT - HW 06 MENS RESTROOM

107D B 3'-0" 7'-0" SCW ST HM PT - HW 06 WOMENS RESTROOM

108C B 3'-0" 7'-0" HM PT HM PT 90 MIN HW 10 STAIR #2

116C B 3'-0" 7'-0" HM PT HM PT 90 MIN HW 10 STAIR #1

301A C 3'-0" 8'-0" HM/GL VEN HM PT - HW 08 EXTERIOR OFFICE DECK WD VEN / TEMP GL

302A B 3'-0" 7'-0" HM PT HM PT 45 MIN HW 01 ELEC

T.O. DECK

R01 B 3'-0" 7'-0" HM PT HM PT - FINISH TO MATCH ADJACENT MECH SCREEN

1/4" = 1'-0"
A3

DOOR PANEL TYPES

BALANCE OF HARDWARE BY DOOR SUPPLIER

1 EA THRESHOLD 425 MS/LA AL NGP

1 EA DOOR SWEEP C607A CL NGP

BALANCE OF HARDWARE BY DOOR SUPPLIER 1 EA SURFACE CLOSER 4040XP EDA 689 LCN

1 EA POWER SUPPLY PS914  900-4RL LGR VON 1 EA PANIC HARDWARE 98-NL-F-990 626 VON

1 EA KEYSWITCH 653-04 630 SCE 1 EA OH STOP 100S 630 GLY

1 EA THRESHOLD 425 MS/LA AL NGP 1 EA PUSH/PULL BAR 9190-10"-STD 630 IVE

2 EA DOOR SWEEP C607A CL NGP HW 12 – Retail Storefront Exit Door – Single Leaf - no ADA button

1 EA ACTUATOR, WALL MOUNT 8310-853T 630 LCN

1 EA SURF. AUTO OPERATOR 9542 MS ANCLR LCN Lock to be tied into the fire alarm and unlock in alarm. Fail-secure.

2 EA SURFACE CLOSER 4040XP EDA 689 LCN POWER SUPPLY BY OTHERS

2 EA OH STOP 100S 630 GLY 1 EA FUTURE CARD READER

2 EA 90 DEG OFFSET PULL 8190 10" O 630 IVE 1 EA THRESHOLD 425 MS/LA AL NGP

1 EA RIM CYLINDER 20-057 626 SCH 1 SET SEALS 5050B BRN NGP

1 EA MORTISE CYLINDER 20-001 114 626 SCH 1 EA WALL STOP WS407CCV 630 IVE

2 EA ELEC PANIC HARDWARE EL-3547A-NL-OP-388 626 VON 1 EA SURFACE CLOSER 1461 689 LCN

2 EA ELEC PANIC HARDWARE EL-3547A-EO 626 VON 1 EA PANIC HARDWARE 98-NL-F-990 626 VON

2 EA POWER TRANSFER EPT10 689 VON 1 EA ELECTRIC HINGE 5BB1 4.5 X 4.5 TW4 652 IVE

HW 07 – Retail Storefront Door – Double Leaf 3 EA HINGE 5BB1 4.5 X 4.5 NRP 652 IVE

HW 11 – Office Interior Level 1 Exit Stair Door

3 EA SILENCER SR64 GRY IVE

1 EA WALL STOP WS407CCV 630 IVE Lock to be tied into the fire alarm and unlock in alarm. Fail-secure.

1 EA PRIVACY LOCK AL40S NEP 626 SCH POWER SUPPLY BY OTHERS

3 EA HINGE 5BB1 4.5 X 4.5 652 IVE 1 EA THRESHOLD 425 MS/LA AL NGP

HW 06 – Public Restroom Door 1 SET SEALS 5050B BRN NGP

1 EA WALL STOP WS407CCV 630 IVE

WEATHER SEALS 1 EA SURFACE CLOSER 1461 689 LCN

HARDWARE BY DOOR / FRAME MANUFACTURER 1 EA EL STOREROOM LOCK ND80PDEL SPA 626 SCH

HW 05 –  Overhead Vertical Lift Door 1 EA ELECTRIC HINGE 5BB1 4.5 X 4.5 TW4 652 IVE

3 EA HINGE 5BB1 4.5 X 4.5 NRP 652 IVE

WEATHER SEALS HW 10 – Office Upper Level Exit Stair

HARDWARE BY DOOR / FRAME MANUFACTURER

HW 04 –  Overhead Sectional Door Outside lever continuously locked electrically.  Lock tied into fire alarm and will unlock in alarm.

Operational Description

1 SET SEALS 5050B BRN NGP 1 EA FUTURE CARD READER

2 EA SURFACE CLOSER 1461 EDA 689 LCN 1 EA THRESHOLD 425 MS/LA AL NGP

2 EA OH STOP 410S 630 GLY 1 SET SEALS 5050B BRN NGP

1 EA STOREROOM LOCK AL80PD NEP 626 SCH 1 EA FLOOR STOP FS444 626 IVE

6 EA HINGE 5BB1 4.5 X 4.5 NRP 652 IVE 1 EA SURFACE CLOSER 1461 689 LCN

HW 03 – Sprinkler Room Door – Double Leaf 1 EA PANIC HARDWARE 98-NL-F-990 626 VON

1 EA ELECTRIC HINGE 5BB1 4.5 X 4.5 TW4 652 IVE

3 EA HINGE 5BB1 4.5 X 4.5 NRP 652 IVE

1 SET SEALS 5050B BRN NGP HW 09 – Office Level 1 Exterior Exit Door

1 EA WALL STOP WS407CCV 630 IVE

1 EA SURFACE CLOSER 1461 689 LCN At vestibule, inner & outer door operation to be synchronized with auto opener
1 EA STOREROOM LOCK AL80PD NEP 626 SCH Operational Description

3 EA HINGE 5BB1 4.5 X 4.5 652 IVE BALANCE OF HARDWARE BY DOOR SUPPLIER

HW 02 ... 1 EA THRESHOLD 425 MS/LA AL NGP

1 EA DOOR SWEEP C607A CL NGP

1 EA ACTUATOR, WALL MOUNT 8310-853T 630 LCN

1 SET SEALS 5050B BRN NGP 1 EA SURF. AUTO OPERATOR 9542 MS ANCLR LCN

1 EA SURFACE CLOSER 1461 EDA 689 LCN 1 EA SURFACE CLOSER 4040XP EDA 689 LCN

1 EA OH STOP 410S 630 GLY 1 EA PANIC HARDWARE 98-NL-F-990 626 VON

1 EA STOREROOM LOCK AL80PD NEP 626 SCH 1 EA OH STOP 100S 630 GLY

3 EA HINGE 5BB1 4.5 X 4.5 NRP 652 IVE 1 EA PUSH/PULL BAR 9190-10"-STD 630 IVE

HW 01 – Electrical, Trash and Utility Room – Single Leaf HW 08 – Retail Storefront Exit Door – Single Leaf

MARK DATE DESCRIPTION
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CMU / CONCRETE LINTEL, TYP.

1/2" BACKER ROD & SEALANT 
PROVIDE FIRE CAULK AT RATED 
ASSEMBLIES

HOLLOW METAL DOOR FRAME

DOOR 1
/2

"
4

"
1

/4
" EQ. EQ. SHIM AS REQUIRED

1/2" BACKER ROD & SEALANT 
PROVIDE FIRE CAULK AT RATED 
ASSEMBLIES

HOLLOW METAL FRAME

METAL FLASHING, EXTEND 
1" PAST FRAME, BOTH ENDS

CORRUGATED STEEL SIDING PER ELEVATION

LOUVER DOOR

COMPOSITE CLIP TRACK W/ 
3/8" DIA WEEP HOLES

HOLLOW METAL DOOR & FRAME

DRIP EDGE

SIDEWALK

DOOR SWEEP

THRESHOLD 

CMU / CONCRETE JAMB, TYP.

1/2" BACKER ROD & SEALANT 
PROVIDE FIRE CAULK AT RATED 
ASSEMBLIES

HOLLOW METAL DOOR FRAME

DOOR PER SCHEDULE

1
/2

"1
 6

3
/6

4"6
9/

25
6"

EQ. EQ.

EXPANDING FOAM  SEALANT @ 
EXTERIOR DOORS ONLY, 
EXTEND INTO DOOR PAN BELOW

SPACER SLEEVE W/ 3/8" FLAT 
HEAD COUNTERSUNK MACHINE 
BOLTS IN EXPANSION SHIELDS -
3 PER JAMB

WALL PER PLAN
SEE WALL ASSEMBLIES

LINTEL SIZED 
FOR OPENING

DOOR PER SCHEDULE

1
/2

"1
 6

3
/6

4"

121/256"

CONT SEALANT 
(BOTH SIDES)

HOLLOW METAL 
DOOR FRAME

WALL PER PLAN
SEE WALL 
ASSEMBLIES

DOOR PER SCHEDULE

1
/2

"1
 6

3
/6

4"

121/256"

CONT SEALANT 
(BOTH SIDES)

HOLLOW METAL 
DOOR FRAME

FACE OF STUD 
WALL (WHERE 
OCCURS)

6
"
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3" = 1'-0"
C5

HM DR HEAD @ CMU/CONC

3" = 1'-0"
B4

HM DR HEAD @ CONC STAIR 2

3" = 1'-0"
A4

HM DR SILL @ CONC STAIR 2

3" = 1'-0"
C4

HM DR JAMB @ CMU/CONC.

3" = 1'-0"
D5

HOLLOW MTL DOOR HEAD
3" = 1'-0"

D4
HOLLOW MTL DOOR JAMB
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1.  ALL WINDOW DIMENSIONS AND SIZES SHOWN APPLY TO WINDOW ROUGH OPENINGS.  
VERIFY WINDOW OPENING SIZES WITH MANUFACTURER.

2.  ELEVATIONS VIEWED FROM EXTERIOR SIDE.

3.  SEE ELEVATIONS FOR FLOOR LEVEL ELEVATIONS AND FOR WINDOW OPERATION.

4.  PER 2015 IBC SECTION 2406.3 HAZARDOUS LOCATIONS - PROVIDE SAFETY GLAZING IN 
DOORS, WITHIN 24" OF DOORS, WINDOWS >9 SF W/ SILL BELOW 18" AFF AND HEAD ABOVE 
36" AFF, GUARDS & RAILINGS, WET LOCATIONS,  WINDOWS ADJACENT TO STAIRS & RAMPS 
W/ SILL BELOW 60" AFF, STAIR LANDING WINDOWS W/ SILL BELOW 36" AFF AND 60" OR LESS 
FROM BOTTOM TREAD.

5.  SHGC, VT, U-VALUES & INFILTRATION RATES TO MEET 2015 WASHINGTON STATE ENERGY 
CODE.

U-FACTOR
NON-METAL FRAMING (ALL): 0.30
METAL FRAMING (FIXED): 0.38
METAL FRAMING (OPERABLE): 0.40
METAL FRAMING (ENTRANCE DOOR): 0.60

SHGC
ORIENTATION       SOUTH/EAST/WEST    NORTH
PF < 0.2                   0.40                               0.53
0.2 < PF < 0.5         0.48                                0.58
PF > 0.5                  0.64                                0.64 

6.  IF THE LOWEST PART OF THE CLEAR OPENING OF THE WINDOW IS LESS THAN 36" AFF, THEN 
PROVIDE WINDOW OPENING CONTROL DEVICES (4" LIMITER).

7.  WHERE SHOWN IN DRAWINGS OR SCHEDULES, PROVIDE FIRE RATED, WIRELESS, 
OPTICALLY CLEAR GLAZING MATERIAL WITH INTUMESCENT INTERLAYERS AS A SMOKE 
AND FLAME BARRIER TESTED IN ACCORDANCE WITH ASTM E119, NFPA 80 AND UL 9. 
ASSEMBLIES SHALL BE LABELED IN ACCORDANCE WITH LIMITS OF LISTINGS. EACH LITE 
SHALL BEAR PERMANENT, NONREMOVABLE LABEL OF UNDERWRITERS LABORATORIES 
AND/OR INTERTEK TESTING SERVICES CERTIFYING IT FOR USE IN TESTED AND RATED 
FIRE RESISTIVE ASSEMBLIES. SUBMIT PRODUCT SAMPLES AND CERTIFICATES FOR EACH 
TYPE OF PRODUCT. 

ACCEPTABLE MANUFACTURERS AND PRODUCTS:TGP/PILKINGTON: 
PYROSTOP, VETROTECH: CONTRAFLAM 120, SAFTI FIRST: SUPERLITE II-XL 120 AND 
AGC/INTEREDGE: PYROBEL

8.  TEMPERED SAFETY GLASS = WINDOW MARK FOLLOWED BY "T" or mark on elevation:

GENERAL GLAZING NOTES
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1/4" = 1'-0"
B1

STOREFRONT TYPE E
1/4" = 1'-0"

B3
STOREFRONT TYPE F

1/4" = 1'-0"
B4

STOREFRONT TYPE G
1/4" = 1'-0"

B5
STOREFRONT TYPE J

1/4" = 1'-0"
A3

STOREFRONT TYPE N
1/4" = 1'-0"

A1
STOREFRONT TYPE K

1/4" = 1'-0"
C4

STOREFRONT TYPE D

1/4" = 1'-0"
C3

STOREFRONT TYPE C
1/4" = 1'-0"

C2
STOREFRONT TYPE B

1/4" = 1'-0"
A5

STOREFRONT TYPE O

1/4" = 1'-0"
B2

STOREFRONT TYPE H

1/4" = 1'-0"
A2

STOREFRONT TYPE L + M

1/4" = 1'-0"
C1

STOREFRONT TYPE A
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Line FAR Incentive System for Bel-Red

1 Submittal 1 Submittal 2 Submittal 3 Submittal 4 Submittal 5 Submittal 6 Submittal 7 Submittal 8

2 Resi GIX Resi 2 AMLI Office REI REI Brewpub

3 Test Lots 18-21 Lot 14 Lot 22-23 Lot 17 Lot 16 Parcel 7 Parcels 9,11,15 Lot 12

4 Non-Residential Development

5 Aggregate Parcel Size (sf) 100,000         59,527           80,528             76,008           262,774             19,557           

6 Total Allowed SF at max FAR (4.0) 400,000         -                   238,108         -                   -                   322,112           304,032         1,051,096          78,228           

7 Gross Floor Area Total 375,000         -                   85,108           -                   -                   285,547           37,117           323,502             21,632           

8    Subtotal: exempt floor area 75,000           -                   -                -                   10,961             14,840               -                 

9    Subtotal: non-exempt floor area 300,000         85,108           274,586           37,117           308,662             21,632           

10 FAR 3.00 #DIV/0! 1.43 #DIV/0! #DIV/0! 3.41 0.49 1.17 1.11

11 Base FAR Allowed (1.0) 100,000         -                   59,527           -                   -                   80,528             76,008           262,774             19,557           

12 GFA subject to Incentive System 200,000         -                   25,581           -                   -                   194,058           -                45,888               2,075             

13    GFA in Tier 1  (up to 2.5 FAR) 200,000         -                   25,581           -                   -                   194,058           -                45,888               2,075             

14    GFA in Tier 2 (up to 0.5 FAR) 75,000           -                   -                -                   -                   -                   -                -                     -                 

15

16 Residential Development

17 Aggregate Parcel Size (sf) 100,000         110,000            83,367             62,811             

18 Total Allowed SF at max FAR (4.0) 400,000         440,000            -                333,468           251,244           -                   -                -                     -                 

19 GFA of Proposed Development 375,000         298,737            247,769           217,063           

20 FAR 3.75 2.72 #DIV/0! 2.97

21 Base FAR Allowed (1.0) 100,000         110,000            -                83,367             62,811             -                   -                -                     -                 

22 GFA subject to Incentive System 275,000         188,737            -                164,402           154,252           -                   -                -                     -                 

23    GFA in Tier 1a  (up to 1.25 FAR) 125,000         137,500            -                104,209           78,514             -                   -                -                     -                 

24    GFA in Tier 1b  (up to 1.25 FAR) 125,000         51,237              -                60,193             75,738             -                   -                -                     -                 

25    GFA in Tier 2 (up to 0.5 FAR) 25,000           -                   -                -                   -                   -                   -                -                     -                 

26 Site FAR 2.72 1.43 2.97 3.46 3.41 0.49 1.17 1.11

27 Overall Average MDP FAR 2.26   2.50   2.69   2.83   2.46   2.00   1.98   

28

29 Amenity Fee-in-Lieu Payment Calculation

30 Gross square feet (GSF) of development 320,924            93,863           260,753           238,338           

31    GSF for DA $3.75 discount rate available 750,000            429,076         335,213           74,460             -                   -                -                     -                 
32    GSF for DA $3.75 discount rate used 320,924            93,863           260,753           74,460             -                   -                -                     -                 

33    GSF for DA $3.75 discount rate remaining 429,076            335,213         74,460             -                   -                   -                -                     -                 

34

35 % Floor Area eligible for DA $3.75 rate 100% 100% 100% 31% 0% 0% 0% 0%

36 % Floor Area eligible for DA $4.00 rate 0% 0% 0% 69% 100% 100% 100% 100%

37

38 Total floor area subject to Amenity System (20.25D.090.C) 188,737            25,581           164,402           154,252           194,058           -                45,888               2,075             

39 Total square feet of Amenity System provided on-site 0 0 0 0 0 0 0 0

40 Remaining square feet subject to fee-in-lieu 188,737            25,581           164,402           154,252           194,058           -                45,888               2,075             

41

42 Square feet paid at $3.75 100% 188,737            100% 25,581           100% 164,402           31% 48,190             0% -                   0% -                0% -                     0% -                 

43 Tier 1A [Res]: affordable housing 515,625.00$     -$              390,783.75$    180,712.50$    -$                 -$              -$                   -$               

44 Tier 1 [Cml] or Tier 1B [Res]: parks and streams 192,138.75$     95,928.75$    225,723.75$    -$                 -$                 -$              -$                   -$               

45

46 Square feet paid at $4.00 0 0% -                0% -                   69% 106,062           100% 194,058           100% -                100% 45,888               100% 2,075             

47 Tier 1A [Res]: affordable housing -$              -$                 121,296.00$    -$                 -$              -$                   -$               

48 Tier 1 [Cml] or Tier 1B [Res]: parks and streams -$                 -$              -$                 302,952.00$    776,232.00$    -$              183,552.00$      8,300.00$      

49

50 Square feet paid at $17.53 -                   -                -                   -                   -                   -                -                     -                 

51 Tier 2 fee-in-lieu -$                 
52

53 Total fee 707,763.75$     95,928.75$    616,507.50$    604,960.50$    776,232.00$    -$              183,552.00$      8,300.00$      
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TECHNICAL MEMORANDUM  

 
Summary 
A technical memorandum dated March 28, 2012 both qualitatively and quantitatively described the new 
greenhouse gas (GHG) emissions associated with The Spring District Master Development Plan. As an 
update to that memo, The Spring District is submitting this GHG emissions memo for Parcel 12 of 
development. Though the proposal does not meet the Ecology threshold of 25,000 MTCO2e of new 
emissions to trigger a quantitative analysis, the low impact development methods described in the March 
28, 2012 memo apply to the entire Spring District site, including Parcel 12. 

 
Phase 1a – Qualitative Disclosure 
Ecology guidance suggests projects expected to produce an average estimate of 10,000 to 25,000 
MTCO2e annually should provide a qualitative disclosure of emissions associated with the project. 

Parcel 12 of The Spring District development includes the construction of 16,077 SF of office space, 4,271 
SF of restaurant, and a 2,357 SF brewery. The expected sources of emissions for Parcel 12 include 
embodied emissions created through the manufacturing, transportation, construction, and disposal of 
building materials as well as emissions created through landscape disturbance. Emissions associated with 
the operation of the project include building energy usage and maintenance as well as vehicle trips 
accessing the site.  

Mitigation measures proposed for The Spring District development include transit‐oriented development 
(light rail station, walkable community, multi‐use path with regional connection, and mixed‐use 
development), low impact development techniques, which may include: rain gardens, bioretention, 
porous concrete, and LEED® certified buildings. These techniques can reduce the emissions by at least 
11% compared to the no‐mitigation option. In addition, through the use of superior building materials and 
design, the developer anticipates a 100‐year lifespan of its buildings, rather than the typical 80‐lifespan. 
This extended lifespan reduces the average annual MTCO2e emissions over the life of the building. 
 
GHG Screening Table 
The office, restaurant and light industrial (brewery) of the Parcel 12 building have been estimated using 
the King County Department of Development and Environmental Services SEPA GHG Emissions 
Worksheet, Version 1.7. Using this worksheet, the Parcel 12 building has been screened for Ecology’s 
thresholds for qualitative and quantitative reporting requirements. No mitigation reductions in MTCO2e 
emissions were applied to these calculations. See Table 1 below.  

   

Project:  Parcel 12 Office/BrewPub 
The Spring District 

 
From:  Joleen Peterson 

Justin Jones, PE 
 

RE:   Parcel 12 Greenhouse Gas Emissions   Date:  May 14, 2018   
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Table 1. Ecology GHG Screening – Parcel 12 

Building Use  Area 
Lifespan 
Emissions 

Estimated 
Lifespan 

Annual 
Emissions 

Food Service  4,271 SF  10,895 MTCO2e  100 years  108 MTCO2e 

Office   16,077 SF  21,590 MTCO2e  100 years  216 MTCO2e 

Brewery  2,357 SF  5,775 MTCO2e  100 years  58 MTCO2e 

      TOTAL  382 MTCO2e 

 
As shown in the table above, the Parcel 12 Office/BrewPub does not meet the 10,000 MTCO2e threshold 
to prompt a qualitative analysis of greenhouse gas emissions.  



DATE:  Mar 15, 2018 FILE:  Lot Coverage Figure

Lot Coverage Calculations
Total Site Area = 24.10 Acres
Site Area Impervious = 16.95 Acres (72.6%)

BrewPub Development Site Area = 0.45 Acres
Site Area Impervious = 0.45 Acres (99.5%)

Legend
Pervious Area

Impervious Area

Security Properties: 18-21 (73.4%) Impervious

Security Properties: 22-23 (74.1%) Impervious

AMLI: 17 (78.6%) Impervious

Total Site Area Boundary

The Spring District
Permitted Projects
Lot Coverage

feet

0 140 280

City Multipurpose Path

1718

19

20

21

22

23

24

7

9

11

15

Tract K

Tract C

14

16

13

120th Ave NE

124th Ave NE

NE
 Sp

rin
g B

lvd

NE
 1

2t
h 

St
BrewPub Development

Parcel 12
Project Area

99.5% Impervious

Tract G Tract J

12

AutoCAD SHX Text
575-LA

AutoCAD SHX Text
575-LA

AutoCAD SHX Text
575-LA

AutoCAD SHX Text
575-LA

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
NE  BELLEVUE  REDMOND  RD

AutoCAD SHX Text
(NE  BEL RED  RD)

AutoCAD SHX Text
926.06'

AutoCAD SHX Text
N00°33'07"E

AutoCAD SHX Text
N00°33'07"E



 

104 
 

719 2ND AVENUE, SUITE 200  |  SEATTLE, WA 98104  |  P 206.394.3700 

MEMORANDUM 

DATE: August 23, 2018 
 

TO: Cooper Engst, Wright Runstad 
Matt Neilson, Wright Runstad 

 

FROM: Alex Atchison, PE, PTOE,  Parametrix 
 

SUBJECT: Spring District Brewpub - Parking Study Update 
 

CC:  
 

PROJECT NUMBER: 554-4575-019 
 

PROJECT NAME: Spring District 
 

INTRODUCTION 

The purpose of this memorandum is to update the parking analysis completed for Block 12 of the Spring District 
development which includes a brewpub and office use. The memorandum provides a summary of the Block 12 
parking needs based on revised square footage for Block 12 and the parking garage proposed on Tract K just 
north of Block 12.  

PROJECT DESCRIPTION 

The Spring District Brewpub is located on 124th Avenue NE near NE 12th Street in Bellevue, Washington. The 
project proposes to construct a 6,628 (sf) brewpub and 16,158 sf of office within Block 12. Tract K will include 
proposed park space built on top of a 50 stall parking garage. The parking garage will provide parking Block 12 and 
Tract K. As other phases are developed, additional shared use and walk up trips would be expected to increase 
over time after East Link and subsequent phases of the Spring District are completed. The following analysis 
reports the maximum site use for Block 12 and Track K only, assuming no shared use or walk trips. This 
assumption and the resulting parking demand should be reevaluated as subsequent phases are completed. 

CITY OF BELLEVUE PARKING CODE 

The City of Bellevue parking code provide a range of a minimum parking spaces required to maximum parking 
spaces allowed. The City of Bellevue code also states that:  

“Where the uses to be served by shared parking have overlapping hours of operation, the property owner 
or owners shall provide parking stalls equal to the total of the individual parking requirements. If the 
following criteria are met, that total is reduced by 10 percent: 
i.  The parking areas share a property line; and 
ii.  A vehicular connection between the lots exists; and 
iii.  A convenient, visible pedestrian connection between the lots exists; and 
iv.  The availability of parking for all affected properties is indicated by directional signs, as permitted by 
Chapter 22B.10 BCC (Sign Code).” 

http://www.codepublishing.com/wa/bellevue/html/Bellevue22/Bellevue22B10.html#22B.10
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The brewpub is a unique use as it includes a portion allocated for the restaurant and a brewing facility. It is 
estimated that 4,271 sf of the development will be reserved for the restaurant function and 2,357 sf for the 
brewery equipment. The parking code for an industrial land use was assumed for the brewery facility. Table 1 
summarizes the minimum and maximum City of Bellevue parking requirements for the Bel-Red district for the 
Block 12 and Tract K land uses, and includes the 10 percent reduction for uses with overlapping hours of 
operations. 

Table 1. City of Bellevue Parking Code1 

 City of Bellevue Block 12 

Land Use Minimum - Maximum Size Minimum – Maximum Parking Spaces 

Office 2 – 3 stalls per 1k nsf2 16,158 sf 32 – 48 

Restaurant 5 – 15 stalls per 1k nsf 4,271 sf 22 - 64 

Industrial 1 – 1.5 stalls per 1k nsf  2,357 sf 2 - 4 

Public Park No min/max per code 17,810 sf 0 

Subtotal 56 - 116 

10% Reduction for Shared Parking/Overlapping Hours of Operation 6 - 12 

Total 50 - 104 

BLOCK 12 PARKING DEMAND 

To estimate if the expected parking demand for Block 12 fell within the range of parking spaces shown in Table 1, 
a parking analysis was also completed for Block 12. The analysis was completed for Block 12 land uses based on 
survey data and the ITE Parking Generation manual. While the City of Bellevue parking code allows a reduction in 
total spaces when there is shared parking, the ITE Parking Generation manual provides a daily distribution of 
parking demand for specific land uses. This allows us to estimate the cumulative demand for uses specific to Block 
12. This method is based on typical hours of operations and peak demand. In addition, survey data for a similar 
site brewpub was conducted since this is not a land use addressed in the City of Bellevue code or the ITE manual. 

Parking demand was surveyed at the Mountlake Terrace Diamond Knot Brewery, which is approximately 8,900 sf 
and includes a restaurant and brewery similar to the proposed Spring District Brewpub. The survey was 
conducted on a Saturday between 6:30 and 7:30 PM. The ITE Parking Generation manual peak rates for Friday 
and Saturday are the same, therefore the surveyed data was used to represent both a Friday or Saturday peak 
demand. The Diamond Knot Brewery is located in a plaza and shares parking with Double DD Meats, Romio’s, 
Snohomish Pie Company, a post office, Yen Ching restaurant, and a 99 cent store. The Romio’s and the Yen Ching 
restaurant were open during the survey period. Several stalls were marked for use by Double DD Meats only; 
however, Diamond Knot patrons were observed parking in these stalls. Therefore these vehicles were also 
included in the Diamond Knot parking survey tally. Staff from Diamond Knot were observed using parking stalls 
directly behind their rear entrance, which is marked for Diamond Knot use, so these stalls were also included in 
the tally. Between 6:30 and 7:30 PM, there were between 53 and 59 vehicles associated with the Diamond Knot 
Brewery parked in the surveyed areas.  
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The ITE Parking Generation manual land use 701 general office, the peak demand for the office use occurs midday 
and is 2.47 vehicles per 1,000 sf. Based on this rate, the office use would generate up to 38 parked vehicles on a 
typical weekday. Based on the parking survey, the brewpub would peak in the evening with up to 59 parked 
vehicles on a Friday or Saturday. The daily distributions for a typical weekday or Friday were applied to the peak 
demand. Friday was chosen as the peak study day as the office is in use and represents the peak usage of the 
brewpub. (The parking demand for a high-quality sit down restaurant for a non-Friday weekday peak is about 65% 
of the Friday and Saturday peak per the ITE Parking General manual). The resulting daily parking demand for the 
brewpub, office, and their total are shown in Figure 1.  

 

 

Figure 1. Daily Distribution of Parking Demand 

The peak demand, shown in Figure 1, would be 71 stalls and would occur midday when the office use peaks. 
During the evening when the brewpub activity peaks, the office use would decline. The peak demand in the 
evening for both uses could 67 stalls. Peak parking demand is expected to fall within the minimum and maximum 
parking stalls estimated using the Bellevue parking code, shown in Table 1.  

ITE Trip generation rates, as well as the field data gathered for The Diamond Knot Brewery, are based on activity 
in less dense suburban settings, where parking demand is typically higher than in urban environments. The Spring 
District is a transit oriented development (TOD) that contains moderate to high density mixed land uses within 
walking distance of high capacity transit. Block 12 is located within walking distance of a Sound Transit light rail 
station, currently scheduled to open in 2023, thereby easily accessible by transit. Due to the TOD nature of the 
Spring District development expected parking demand for Block 12 will be lower than what is shown in Figure 1. 
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TRACT K PARKING DEMAND 

The park space on Tract K is designed to act as a neighborhood amenity for the Spring District and will be open to 
the public. As such, trips to the park are expected to be generated within the neighborhood and not by separate 
vehicle trips outside of the neighborhood, in contrast to what could be expected for a destination park. 

Additionally, the Spring District is a transit oriented development (TOD) that contains moderate to high density 
mixed land uses within walking distance of high capacity transit. It is expected that the number of vehicle trips 
generated by the proposed park space will be very low given the combination of this space being a neighborhood 
park and being located within a TOD development.  

Given that the park space on Tract K is designed to act as a neighborhood amenity for the Spring District, the trips 
to the park are expected to be generated within the neighborhood and not by separate vehicle trips outside of 
the neighborhood, and the TOD nature of the overall Spring District development, the parking demand for Tract K 
is expected to be zero.  Therefore, no parking for Track K is needed in the development.  

BEL-RED SUBAREA PLAN  

The City of Bellevue’s Bel-Red Subarea Plan lays out a vision for developing a sustainable urban development 
pattern that dramatically reshapes the future of the Bel-Red Subarea. As part of this plan several policies to 
promote a balanced, multimodal transportation system, specifically related to parking are identified, including: 

• POLICY S-BR-73. Manage the parking supply and consider establishing maximum parking requirements to 
encourage the use of transit, car/van pool, and non-motorized commute options. 

• POLICY S-BR-74. Promote the development and management of parking supply to encourage the use of 
transit, car/van pool, and non-motorized commute options, recognizing that in areas with compact, 
transit-oriented design, a surplus of parking and/or poorly designed parking detracts from the pedestrian 
environment and the ability of the area to maximize travel choices. 

Providing parking at or near the minimum number shown in Table 1 can help the City of Bellevue reach their goals 
of actively managing parking supply to encourage the use of transit, car/van pool, and non-motorized commute 
options within the Spring District development.  

SUMMARY 

City of Bellevue parking requirements requires a range of 50—104 parking stalls be provided for the Block 12 and 
Tract K development, based on proposed land uses. Estimated parking demand for similar land use types falls 
within the minimum and maximum range required by City of Bellevue code. Estimated parking demand was based 
on available data gathered in suburban settings. Due to the TOD nature of the Spring District development 
expected parking demand for Block 12 is expected to be lower.  

The City of Bellevue has laid out goals and policies as part of the Bel-Red Subarea Plan to actively manage parking 
supply to encourage the use of transit, car/van pool, and non-motorized commute options within the Spring 
District development. Based on these goals, coupled with the estimation that parking demand is expected to fall 
within the lower part of the required parking range, parking at or near the minimum number can help the City of 
Bellevue reach their goals and provide adequate parking supply. The project proposes to provide 50 stalls in the 
parking garage, falling within the parking required by Bellevue code.  
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